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Item No.  
6.2  
    

Classification:   
Open  

Date: 
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Meeting Name:  
Planning Committee 

Report title:  
 
 

Development Management planning application:   
Application 20/AP/2421 for: Full Planning Application 
 
Address:  
Hilton London Bankside, 2-8 Great Suffolk Street, London 
 
Proposal:  
Proposed infill extension of existing hotel at 4th, 5th and 6th floor, 
with proposed single storey rooftop extension to provide additional 
hotel bedrooms, with associated plant, cycle parking and ancillary 
works 
 

Ward(s) or  
groups  
affected:  

Borough & Bankside 
 

From:  Director of Planning and Regeneration 
 

Application Start Date  27/08/2020 Application Expiry Date  19/10/2021 

Earliest Decision Date 19/10/2021  

 
 

 RECOMMENDATIONS 
 

1.  Grant planning permission with conditions and legal agreement. 
 

2.  In the event that the legal agreement is not completed by 1st May 2022, that 
the Director of Planning and Growth be authorised to refuse planning 
permission for the reasons set out in the section 174 of this report. 
 

 EXECUTIVE SUMMARY 
  
3.  Planning permission is sought for a series of infill roof extension to provide an 

additional 76 guestrooms on an existing Hotel (C1). Twelve of the proposed 76 
guestrooms will be for adaptation to accessible standards with en-suite 
facilities (15% of total provision). The increase in hotel floorspace has the 
potential to generate 10 additional FTE positions, and seven sustained FTE 
positions will be secured through the s106 agreement. 
 

  Existing Proposed Change +/- 
 

Use Class 20,962 sqm GIA  24,959sqm 
GIA 

+ 3,997sqm 
 

Use Class C1 Hotel 292 rooms  368 rooms  
 

+ 76 rooms 

Jobs created 70 (approx.) 80 (approx.)  +10   
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Jobs (of which local 
apprenticeships sought) 

  +7 

 

  
4.  The proposal would result in 45.8% savings across the entire development 

against Part L of the 2013 Building Regulations. The proposal would achieve 
BREEAM ratings of ‘Excellent’. 
 

 CO2 Savings beyond part L Building 
Regulations. 

45.8% 

 

  
5.  The proposal would result in 740sqm increase in sedum roof area from 

approximately 1160sqm to 1900sqm. 
 

  Existing (sqm) Proposed (sqm) Change +/-  

Green/Brown Roofs 1160  1900  + 740 
 

  
6.  Six additional cycle spaces will be provided in accordance with the London 

Plan. Servicing and delivery will be in accordance with existing configurations. 
 

  Existing Proposed Change +/-  

Cycle parking 
spaces  

39 cycle parking 
spaces (35 x long 
stay and 4 short 
stay spaces) 

Six additional 
cycle spaces (4 x 
long-stay and 2 x 
short-stay) 

+ 6 

 

  
7.  The planning obligations comprise of seven sustained jobs for Southwark 

residents as a result of the increased floorspace: 
 

 CIL (estimated) £ 1,147,296.00 

MCIL (estimated) £ 590,520.00 

S106 £ 30,100 for general and end-user phase jobs or the 
equivalent of seven sustained jobs for Southwark 
residents 

 

 
 

 

BACKGROUND INFORMATION 
 

 Site location and description 
 

8.  The Site forms part of a triangular urban block defined by Southwark Street to 
the north, Great Suffolk Street to the east, Bear Lane to the west, and Dolben 
Street to the south. A part pedestrianised route, Price’s Street, runs east-west 
through the block, to the north of the site and separating it from the buildings 
lining Southwark Street. 
 

9.  The Site has a public transport accessibility level (PTAL) of 6b, which is the 
highest level on the PTAL scale. The Site is within walking distance of 
underground stations Borough, Southwark, Waterloo East, Blackfriars and 
London Bridge, which major stations provide access to the wider South East. 
 

10.  This section assesses the significance of the designated and non-designated 



 

5 
 

heritage assets located within 150m of the centre of the Site. The hotel sits 
directly behind the Grade II listed Former Fire Station as well as the Grade II* 
listed Kirkaldy’s Testing Works. Nos. 124 & 126 Southwark Street and the 
Grade II* Almshouses are other notable heritage assets located close by. 
 

 Surrounding area 
 

11.  There are four buildings to the north of the Site, set between Price's Street and 
Southwark Street and together forming a continuous built frontage to both 
streets. The eastern half of this group comprises two adjacent listed buildings, 
the former Fire Station (grade II) and the Kirkaldy's testing works and testing 
machine building (grade II*), which are both four-storey 19th century 
warehouse buildings. A Holiday Inn Express lies to their west, comprising two 
linked buildings, a five/six storey 19th century building and a seven-storey 
modern building (dating from 2017, in its current extended and reclad form). 
 

12.  A four-storey linear post-war apartment block, Friars Close, lies to the west of 
the site on Bear Lane. A seven-storey modern apartment block sits to its south, 
on the corner with Treveris Street. A residential scheme dating from 2009, clad 
in brick and rising to a maximum eight storeys in height, is located to the south 
of the site. 
 

13.  There is also a series of buildings between five storeys and nine storeys lie to 
the east of the Site, along Great Suffolk Street. These include a five storey 
19th century building on the corner of Great Suffolk Street and Southwark 
Street, a late 20th century building of four storeys height with a set-back fifth 
attic floor above to its south, and a nine-storey modern hotel building further 
south of that. 
 

14.  In terms of the wider context of the Site, Southwark Street is an important east-
west route, connecting Borough High Street in the east with Blackfriars Road in 
the west. Southwark Street and the area around it have been subject to large-
scale redevelopment in recent years and decades, including the 13 storey Blue 
Fin office building, located north-east of the Site, and the Neo Bankside 
residential development, north of the Site and comprising four towers of up to 
24 storeys in height. The Tate Modern gallery (unlisted) lies approximately 
150m north of the Site, and the River Thames is around 350m north of the Site. 
 



 

6 
 

 
 
Image 1: Existing Site Plan 

 

 
Image 2: Existing building photo view from Great Suffolk Street. 
 
 
 
 

 Details of proposal 
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15.  The proposed development seeks to deliver a series of single storey infill 

extensions to existing fourth, fifth floor and sixth floor levels, enclosure of 
extensive existing rooftop plant at equivalent eighth floor level and new ninth 
floor level to provide a total of 76 additional guestrooms and associated stores, 
reduced from originally proposed 82 additional guestrooms. The proposal will 
provide an uplift of 3,997sqm, reduced from the initially proposed 4,218 square 
metres (GIA). 
 

16.  The proposals have been reviewed on three occasions at pre-application stage 
(19/EQ/0384, 19/EQ/0188, 20/EQ/0029).  
 

17.  During the course of this application revisions were received to the detailed 
design. This included:  

 Reduction of the proposed infill floorspace at 5th floor from 1233sqm (GIA) 
to 1012sqm (GIA) 

 Realignment of the internal proposed 6th floor layout 

 A reduction in the number of hotel bedrooms proposed from 82 to 76, a 
reduction of six bedrooms. 

 Introduction of a 27sqm (GIA) terrace at 5th floor to replicate the terrace 
removed at 4th floor as part of the proposed infill. 

 
18.  Further information was also received as part of this second submission pack, 

including:  

 Revised Daylight and Sunlight Assessment – by GIA ref 2526 dated 
07/05/2021 

 Cumulative impact on Daylight and Sunlight for Holmwood Buildings 
(97-97A Southwark Street) –by GIA ref 2526 dated 28/05/2021 

 Energy Statement Revision C –by Hoare Lea dated 21/05/2021 

 CGI drawings dated 01/06/2021  

 Addendum to the Air Quality assessment, Transport assessment, Travel 
Plan, Delivery and Servicing Management Plan and Ventilation 
statement to reflect the reduction in massing 
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Image 3: Proposed fifth floor plan. The blue shading refers to the proposed 
extension, the green demarcates the proposed accessible guestrooms and the 
grey shading is the existing building. 
 

 
Image 4: Proposed massing model of development view from the junction of 
Great Suffolk Street and Southwark Street 
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 Planning history 
 

19.  See Appendix 3 for any relevant planning history of the application site. 
 

 KEY ISSUES FOR CONSIDERATION 
 

 Summary of main issues 
 

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

a) Principle of the proposed development in terms of land use;  
b) Environmental impact assessment 
c) Socio-economic impacts 
d) Density; 
e) Design, layout, heritage assets and impact on Borough and London 

views; 
f) Landscaping and trees; 
g) Impact of proposed development on amenity of adjoining occupiers and 

surrounding area; 
h) Transport and highways; 
i) Noise and vibration; 
j) Energy and sustainability; 
k) Ecology and biodiversity; 
l) Planning obligations (S.106 undertaking or agreement); 
m) Mayoral and borough community infrastructure levy (CIL); 
n) Community involvement and engagement; 
o) Consultation responses, and how the application addresses the 

concerns raised; 
p) Community impact and equalities assessment; 
q) Human rights; 
r) Positive and proactive statement, and; 
s) Other matters 

 
 Legal Context 

 
21.  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. 
 

22.  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. 



 

10 
 

 
 Planning policy 

 
23.  The statutory development plans for the Borough comprise the London Plan 

2021, Southwark Core Strategy 2011, and saved policies from The Southwark 
Plan (2007 - July). 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 at Appendix 2. 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 

 Air Quality Management Area 

 Borough, Bermondsey and Rivers Archaeological Priority Zone 

 Bankside and Borough District Town Centre 

 Bankside, Borough, London Bridge Strategic Cultural Areas 

 Bankside, Borough and London Bridge Opportunity Area 

 Flood Zone 3 
 

 Consultation 
 

24.  Details of consultation and any re-consultation undertaken in respect of this 
application are set out in Appendix 4. 

  
 Consultation responses from members of the public 

 
25.  Over the course of this application 123 notification letters were sent, across 

two rounds resulting in a total of 9 objections.  
 

26.  Following the initial notification, six responses were received from members of 
the public all of which were objections. Summarised below are the material 
planning considerations raised by members of the public. 
 

27.  Design quality and site layout:  

 Too close to adjoining properties and overbearing for 97/97A Southwark 
Street 

 Development too high 
 

28.  Neighbour amenity impacts:  

 Loss of light for neighbours – which have already experienced loss of 
light particularly flats on 97/97A Southwark Street 

 Noise nuisance from outside restaurant in Price’s street 

 Loss of privacy for neighbours from further hotel rooms facing directly 
into the apartment’s only south-facing window 
 

29.  These matters are addressed in the relevant following parts of this report. 
Amendments were sought following receipt of these objections, to improve 
daylight sunlight outcomes by reducing the massing of the proposed roof 
extension. This included the increased setback and removal of six proposed 
guestrooms, resulting in improved daylight sunlight for neighbouring units. This 
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is addressed in the daylight/sunlight section of the report.  
 

30.  Following the amendments referred to above, neighbours were notified and 
three objections were received from different neighbours regarding:  

 Loss of daylight, sunlight, skylight (for residents on 5B Bear Lane) 

 Sense of overlooking / loss of privacy (for residents on 5B Bear Lane) 

 Noise nuisance from pubs/restaurants in the arches  
 

31.  These matters are addressed in the relevant following parts of this report. The 
daylight sunlight report reveals that there are some impacts to the residents at 
Bear Lane, however these are of minor significance and appropriate in balance 
with the proposed development. Upon consultation with Southwark’s noise 
nuisance team, there have been no noise nuisance complaints submitted in 
conjunction with the existing hotel. 
 

 Consultation responses from external consultees 
 

32.  Summarised below are the material planning considerations raised by external 
consultees, within the relevant sections of the report.  
 

33.  Environment Agency, Thames Water and TFL have no objection to the 
proposed development given necessary conditions to attach to any grant of 
planning permission. 

  

Principle of the proposed development in terms of land use 
 

Existing lawful land use 
 

34.  The existing hotel in addition to the 282 bedroom comprises a ballroom that 
caters for 750 guests, an ancillary restaurant, treatments rooms, a swimming 
pool, a gym, meeting rooms and a bar, which has an outdoor terrace facing 
onto Princes Street. The existing hotel floorspace is approximately 20,962sqm 
GIA, the ancillary facilities floorspace of the existing hotel is approximately 
2,808sqm, equalling 13.4% of the total floorspace is providing ancillary 
facilities. 
 

35.  The principle of a hotel use in this location is established through its existing 
use. The following assessment relates to whether the proposed additional hotel 
floorspace is appropriate in terms of design, scale, function, parking and 
servicing and respond positively to the local character 
 

Proposed uplift of hotel floorspace 
 

36.  During the course of this application the quantity of proposed C1 uplift reduced 
from 4,218sqm to 3,997sqm following a 221sqm reduction to the fifth floor infill. 
It also reduced the number of hotel bedrooms by six bedrooms from originally 
proposed 82 additional hotel bedrooms to 76 proposed hotel bedrooms. 
 

37.  The proposed development continues the existing hotel use on site. The 
proposed development provides an uplift 76 additional hotel bedrooms, thereby 
intensifying the existing hotel use in response to a growing demand for visitor 
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accommodation. 
 

 Policy designations 
 

38.  Saved policy 1.12 of the Southwark Plan states that hotels will be encouraged 
in areas with high public transport accessibility, but that they will not be 
permitted where they would result in an over dominance of visitor 
accommodation in the locality. Strategic Policy 10 - Jobs and businesses of the 
Core Strategy advises that hotels would be allowed in town centres, strategic 
cultural areas and places with good accessibility to public transport, providing 
that there is no harm to local character. In addition, the Borough, Bankside and 
London Bridge SPD advises that suitable locations for hotels include the 
northern end of Blackfriars Road. This proposal is located in a site that already 
has been deemed suitable for hotel use. It utilises the existing transport and 
servicing infrastructure, and provides minimal harm to the local character of the 
area. The assessment on impacts on local character is explained in the design 
section of this report. 
 

39.  The New Southwark Plan (P40 Visitor Accommodation) requires 10% of the 
total floorspace provided as ancillary facilities. It also requires hotels to 
respond positively to the local character through design, scale, function, 
parking and servicing arrangements and protect the amenity of the local 
community and visitors to the hotel. While no additional ancillary floorspace is 
proposed, the existing ballroom, restaurant, swimming pool bar, treatments 
rooms, gym and bar with outdoor terrace will be unaffected by the proposed 
development and compromise 2,808sqm of the proposed 24,959sqm C1 
floorspace (11.1%). The proposals impact on design, harm, and transport are 
assessed in later sections of this report. 
 

40.  The London Plan 2021 (E10) supports hotels in town centre locations and 
around the CAZ. It also requires 10 per cent of new bedrooms to be 
wheelchair-accessible and 15% of new bedrooms to be wheelchair-adaptable 
of British Standards. The proposed development includes a provision of 15% of 
the total hotel bedrooms (existing and proposed) to be adaptable to accessible 
guestroom, which equates to 12 of the proposed 76 new rooms. 
 

41.  Policy E10 aims to provide a net increase of 58,000 bedrooms of serviced 
accommodation by 2041 and advises boroughs to focus strategically important 
new visitor provision within opportunity areas and within the Central Activities 
Zone (CAZ). The application site is located within the CAZ. It has a high public 
transport accessibility level (which is 6b on scale where 1 represents low 
accessibility and 6b represents the highest accessibility) and is within short 
walking distances of Southwark tube station, Blackfriars tube and train station 
and London Waterloo East train station. Near the site is bus routes on 
Blackfriars Road at its western side plus the bus routes on Southwark Street at 
its immediate northern sides. The location therefore does meet the requirement 
for high public transport accessibility. 

  

Assessment 
 

42.  The principle of additional hotel floorspace is acceptable in this location. The 
applicant has demonstrated the demand for increased visitor accommodation 
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in this location and the proposed rooftop extension would intensify an existing 
established hotel use. Alternative uses would not be appropriate in this 
location, and the public benefits of increased visitor accommodation in 
generating increased employment in a location of high demand has been 
demonstrated. The proposal does not lead to an overdominance of hotel 
accommodation, providing a 29% uplift of existing hotel bedrooms, in line with 
local hotel demand growth demonstrated in the area.  The impacts of the 
increased hotel accommodation is acceptable in principle, however the 
amenity, impacts on local character and transport implications will be 
assessed in greater details in subsequent sections of this report.  
 

Socio-economic impacts 
 

43.  London Plan Policy E11 requires development proposals to support 
employment, skills development, apprenticeships, and other education and 
training opportunities in both the construction and end-use phases. This 
requirement is also covered by Saved Policy 1.1 of the Southwark Plan and 
Policy P27 of the emerging NSP, with the methodology for securing these 
opportunities prescribed by the Council’s Section 106 Planning Obligations and 
Community Infrastructure Levy SPD (2015 with 2017 Addendum) 
 

44.  As the scheme falls below the 5,000sqm threshold of new non-residential 
floorspace as required by the S106 agreement, no planning obligations will be 
required in regard to construction phase jobs, affordable business space or 
displaced business. The only planning obligation relating to socio-economic 
impacts will relate to general and end-user phase (skills, training and 
employment) where the threshold for providing jobs is 2,500sqm of new non-
residential space, which this scheme surpasses.  
 

45.  The proposed development will add 76 bedrooms. Using the employment 
density figures for an ‘upscale’ hotel according to the description of hotel 
facilities, this would be expected to generate 38 additional FTE jobs according 
to HCA employment densities. The formula in our SPD for hotels target 20% of 
the estimated FTE employment on site according to the HCA to be secured 
through the s106. This should provide a general and end-user phase jobs 
target of 7 jobs for unemployed Southwark residents, with a maximum 
employment in the end-use shortfall contribution of £30,100. This will be 
secured within the s106 agreement. 
 

46.  In terms of direct employment, the proposed uplift in hotel floorspace has the 
potential to deliver 10 FTE extra positions according to the submitted details. 
The workers would also generate considerable spend in shops and services in 
the local area, which is a major and enduring benefit of the development.  
 

47.  According to the submitted planning statement, the existing Bankside Hilton 
Hotel (prior Covid-19) would sell its rooms at a 90% occupancy rate, which 
equals 8,146 rooms per month with 1.5 guests per room equalling to 12,219 
guests per month. With the proposed extension, this would equal a total 
increase to 15,610 guests per month, not only for the hotel, but also for 
Bankside and the wider area.  
 

 Environmental Impact Assessment 
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48.  The European SEA Directive is transposed into UK law by the Town and 

Country Planning (Environmental Impact Assessment) (Amendment) 
Regulations 2017. The Regulations set out the circumstances under which 
development needs to be under pinned by an Environmental Impact 
Assessment (EIA). Schedule 1 of the Regulations set out a range of 
development, predominantly involving industrial operations, for which an EIA 
is mandatory. Schedule 2 lists a range of development for which an EIA might 
be required on the basis that it could give rise to significant environmental 
impacts. Schedule 3 sets out that the significance of any impact should 
include consideration of the characteristics of the development, the 
environmental sensitivity of the location and the nature of the development. 
 

49.  The development is not considered to constitute EIA development, based on a 
review of the scheme against both the EIA Regulations and the European 
Commission guidance.  
 

50.  Consideration however should still be given to the scale, location or nature of 
development, cumulative impacts and whether these or anything else is likely 
to give rise to significant environmental impacts. The proposed application is 
the extension of an existing site for the purposes of a hotel for additional hotel 
floorspace. Its scale is appropriate to its urban setting and it is unlikely to give 
rise to any significant environmental impacts. 
 

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

 Daylight, sunlight and overshadowing 
  
51.  A full daylight and sunlight assessment has been submitted with the 

application. The report assesses the scheme based on the Building Research 
Establishments (BRE) guidelines on daylight and sunlight. The conclusions of 
this state that the reductions and retained daylight levels are commensurate 
with this urban locality. Officers have reviewed the daylight and sunlight 
assessment and note that while there are some impacts on the buildings 
surrounding the site, these are not unusual within built up town centre locations 
where buildings of scale are considered to be acceptable 
 

52.  A revised Daylight and Sunlight assessment was received by GIA dated 
07/05/2021 to reflect the reduction to the massing of the 5th floor infill. These 
changes were made to reduce the impact of daylight and sunlight to the 
Holmwood Buildings directly opposite the site at 97-97A Southwark Street. The 
information for the remainder of the neighbouring dwellings remain applicable 
within the original Daylight and Sunlight assessment submitted. 
 

Daylight  
  
53.  The Daylight and Sunlight assessment considers the impact on daylight for the 

following buildings: 
 

 Table 1 – Overall summary of daylight and sunlight impact 
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54.  Residential Buildings 
Assessed 

Windo
ws 
Tested 

Non-
BRE 
Complia
nt  
(VSC) 

Non - 
BRE 
Complia
nt 
(APSH) 

Rooms 
Tested 

Non-
BRE 
Complia
nt 
(NSL) 

97-97A Southwark Street 
(Holmwood Buildings) 

41 17 
(41.5%) 

9 
(30.0%) 
 

17 4 
(23.5%) 

101 Southwark Street 
(Dominion House) 

24 20 
(83.3%) 

7 
(29.2%) 
 

18  10 
(55.6%) 

15A Great Suffolk Street 
 

99 0 0 88 0 

103-109 Southwark Street 
 

38 0 0 35 0 

31 Bear Lane 
 

27 5 
(18.5%) 
 

0 14 0 

5-7 Bear Lane 
 

26 2 
(7.7%) 
 

0 14 0 

1-26 Friars Close 68 0 0 68 
 

0 

Total 
 

323 44 
(13.6%) 
 

16 
(4.5%) 

254 14 
(5.5%) 
 
 

 

55.  103-109 Southwark Street (Holiday Inn), 15A Great Suffolk Street (Premier 
Inn) 1-26 Friars Close were also tested, however achieved full compliance 
across all three tests therefore are not discussed further below.  
 

 Holmwood Buildings  
 

56.  In relation to VSC, 24 of the 41 windows assessed (58.5%) achieve BRE 
compliance, following the implementation of the proposed scheme. The 
remaining 17 windows are not compliant with BRE targets. These windows 
experience VSC reductions ranging from 20.7% to 29.4%, which is considered 
minor adverse beyond the 20% reduction suggested as acceptable by the BRE 
guidelines. The VSC levels retained are at a minimum 11.7-11.1%. for five 
windows which serve a mixture of living room / kitchen / dining rooms (LKDs) 
and studio apartment. The remaining windows are in excess of 15% VSC in 
the proposed condition. 
 

57.  This is an improvement from the originally proposed scheme, where 22 of the 
41 (53.7%) windows assessed achieved compliance. Twelve windows retained 
VSC values ranged from 10 to 14.1%. 
 

58.  In terms of NSL, of the 17 rooms assessed, thirteen will achieve BRE 
compliance (76.5%), once the proposed scheme is implemented. The 
remaining four rooms would experience NSL reductions of between 25.7% and 
28.6%, which is considered minor adverse beyond the 20% reduction 
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suggested as acceptable by the BRE guidelines. This is an improvement from 
the originally proposed submission where eleven of 17 rooms achieved BRE 
compliance. 
 

59.  

 

Vertical Sky Component (VSC)  

Window Loss 

Total Pass BRE compliant  20-30% 31-40% 40% + 

41 24 58.5% 17 0 0 

No Sky Line (NSL) 

Room Pass BRE compliant 20-30% 31-40% 40%+ 

17 13 76.5% 4 0 0 

 Table 2 – This Table shows detailed breakdown of Vertical Sky Component 
(VSC) and No Sky Line (NSL) for Holmwood Buildings. 
 

 101 Southwark Street (Dominion House) 
 

60.  All rooms assessed within this property serve as hotel bedrooms and as such, 
their use is transitory in nature. From the outset, it is important to note that less 
weighting should be given to the daylight and sunlight requirements of these 
rooms, when compared with typical residential light receptors. 
 

61.  In relation to VSC, four of the 24 windows assessed (16.7%) will achieve BRE 
compliance, following the implementation of the proposed scheme. Nine 
windows will experience VSC reductions of between 20% to 30%, which is 
minor adverse beyond the 20% reduction suggested as acceptable by the BRE 
guidelines. Of the remaining 11 windows, eight windows will retain VSC values 
in excess of 15%. Three remaining windows, do not achieve BRE compliance 
in the existing condition and in the proposed condition, these windows will 
retain VSC values ranging from 13.0% to 13.3%. 
 

62.  In terms of NSL, of the 18 rooms assessed, eight will achieve BRE compliance 
(44.4%), once the proposed scheme is implemented. A further three rooms will 
achieve NSL reductions of between 20% and 30% (29.3%, 24.1% and 29.8%), 
which we would consider to be only marginally beyond the 20% reduction 
suggested as acceptable by the BRE guidelines. Of the seven remaining 
rooms, two will continue to receive sky visibility to more than 50% of their area, 
in the proposed condition. These five remaining rooms would have a major 
adverse impact greater than 40% loss and two of the remaining rooms a 
moderate-major impact of between 30-40% losses in NSL to these hotel 
guestrooms. 
 

63.  Vertical Sky Component (VSC)  

Window Loss 

Total Pass BRE compliant  20-30% 31-40% 40% + 

24 4 16.7% 9 8 3 
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No Sky Line (NSL) 

Room Pass BRE compliant 20-30% 31-40% 40%+ 

18 8 44.4% 3 2 5 

 Table 3 – This Table shows detailed breakdown of Vertical Sky Component 
(VSC) and No Sky Line (NSL) for Dominion House. 
 

 31 Bear Lane 
 

64.  In relation to VSC, 22 of the 27 windows assessed (81.5%) will achieve BRE 
compliance, following the implementation of the proposed scheme. The 
remaining five windows will experience VSC reductions of between 20% to 
30% (21.9%, 22.5%, 21.6%, 22.1% and 22.7%), which falls beyond the 20% 
reduction suggested as acceptable by the BRE guidelines and are noted as 
minor adverse within BRE guidance.  
 

65.  31 Bear Lane is entirely BRE compliant in terms of NSL. 
  
66.  

 

Vertical Sky Component (VSC)  

Window Loss 

Total Pass BRE compliant  20-30% 31-40% 40% + 

27 22 81.5% 5 0 0 

 Table 4 – This Table shows detailed breakdown of Vertical Sky Component 
(VSC) for 31 Bear Lane. 
 

 5-7 Bear Lane 
 

67.  In relation to VSC, 24 of the 26 windows assessed (92.3%) will achieve BRE 
compliance, with the proposed scheme in-situ. There are two windows which 
will experience VSC reductions of between 20% and 30% (21.5% and 28.1%), 
which we would consider to be only marginally beyond the 20% reduction 
suggested as acceptable by the BRE guidelines and are noted as minor 
adverse within BRE guidance.  
 

68.  31 Bear Lane is entirely BRE compliant in terms of NSL. 
 

69.  

 

Vertical Sky Component (VSC)  

Window Loss 

Total Pass BRE compliant  20-30% 31-40% 40% + 

26 24 92.3% 2 0 0 

 Table 5 – This Table shows detailed breakdown of Vertical Sky Component 
(VSC) for 5-7 Bear Lane. 
 

 Conclusions on Daylight 
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70.  In summary, and taking the amended proposal into consideration, 86.4% (279 
of 323 windows tested) of all assessed windows meet the BRE 
recommendations for the VSC as a result of the proposed development. 
Omitting the hotel (Dominion House), 92% (275 out of 299 windows tested) of 
residential windows meet the BRE recommendations for VSC as a result of the 
proposed development. 
 

71.  Considering the amended proposal, 95.5% (240 out of 254 rooms assessed) 
meet the BRE recommendations for NSL as a result of the proposed 
development. Omitting the hotel (Dominion House), 98.4% (250 of 254 rooms 
assessed) meet the BRE recommendations for NSL as a result of the 
proposed development. 
 

 Sunlight  
 
Annual Probable Sunlight Hours (APSH) 
 
Holmwood Buildings 
 

72.  In relation to APSH, 19 of the 28 windows assessed (67.9%) and 12 of the 17 
rooms assessed (70.6%) will achieve BRE compliance, following the 
implementation of the proposed scheme. The nine windows and five rooms 
which are not compliant are unaffected annually, however will experience 
APSH reductions in the winter months. These nine windows will retain high 
annual APSH values of between 29% and 59% above the BRE recommended 
value of 25%.  
 

73.  This reduction in massing is an improvement on the initially proposed scheme 
where 14 of 28 windows assessed (50%) where 10 of the 17 rooms assessed 
(58.8%).  
 

101 Southwark Street (Dominion House) 
 

74.  In relation to APSH, 17 of the 24 windows assessed (70.8%) and 14 of the 18 
rooms assessed (77.8%) will achieve BRE compliance, following the 
implementation of the proposed scheme. Seven windows and four rooms 
which will not achieve BRE compliance for sunlight each serve hotel 
bedrooms. 
 

75.  In summary, 93.5% of the assessed windows meet the BRE recommendations 
for APSH as a result of the proposed development. 
 

 Conclusion on Daylight and Sunlight 
 

76.  The amended daylight and sunlight assessment demonstrate that the 
proposed development will result in compliant BRE levels for 86.4% of the 
assessed rooms in terms of VSC, 95.5% of the assessed windows for NSL and 
93.5% of the assessed windows for APSH levels. Generally, the rooms with 
the most significant transgressions from BRE guidelines have an existing 
condition below recommended levels. These transgressions in daylight and 
sunlight are deemed acceptable based on the relatively limited degree of harm 
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to surrounding amenity. 
 

 Overlooking and privacy of neighbouring properties 
 

77.  In order to prevent harmful overlooking, the Residential Design Standards SPD 
2011 requires developments to achieve a distance of 12m at the front of the 
building and any elevation that fronts a highway and a minimum of 21m at the 
rear. Due to the nature of development as a roof extension, the distances 
between surrounding building would not change and there does not present 
additional risk of overlooking with the proposed roof extensions.  
 

 Overshadowing Assessment 
 

78.  A review of the site plan shows that there is no amenity space located in close 
proximity to the proposed development.  
 

 Noise and vibration 
 

79.  The application was accompanied by a Noise and vibration impact assessment 
was submitted by Hoare Lea (ref: 1012345, Rev 3, dated: 18 August 2020), 
which details measures for mitigating noise and disturbance from plant (power, 
heating and cooling machinery), other equipment, the various hotel uses within 
the proposed building and the hotel terraces. The Council’s Environmental 
Protection Team has reviewed the Noise Impact Assessment. 
 

Plant noise  
 

80.  The proposal include the relocation of existing mechanical services plant as 
well as the installation of new mechanical services plant within the building. 
The design of the new plant proposed on each floor level and the alterations to 
the existing roof plant at level 8 will be subject to further detailed development. 
Although the plant specifications have yet to be finalised, and therefore the 
plant noise levels are not known, the Noise Impact Assessment identifies 
appropriate forms of sound abatement, such as acoustic louvres and screens. 
The Environmental Protection Team is satisfied with the Noise Impact 
Assessment and its conclusions. To ensure the installed plant and its acoustic 
enclosure is of an adequate specification, an attenuation condition is 
recommended. 
 

Public noise nuisance  
 

81.  The surrounding area is mixed in character and comprises a range of uses, 
including hotel, commercial and residential uses, including dwellings 
immediately adjacent to the Site on 18 Great Suffolk Street. The nearest noise 
sensitive area is therefore identified as the proposed development itself and 
existing residential dwellings to the south within 18 Great Suffolk Street. The 
proposed roof extensions of hotel floorspace is not anticipated to result in any 
additional disturbance to residents identified in the baseline noise-levels 
calculated within the noise impact assessment. Objections were raised from 
neighbouring residents regarding noise from the railway arches to the South, 
which do not fall within the scope of the planning proposals.  
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 Conclusion on noise 

 
82.  In summary, and having given regard to the surrounding area, the 

Environmental Protection Team is satisfied that no unacceptable noise or 
disturbance would arise from the range of uses proposed, their associated 
plant requirements and the proposed publicly-accessible spaces.  This is 
subject to conditions relating to noise attenuation. 
 

 Design 
 

Site context 
 

83.  The existing hotel measured from external ground level to top of upper roof 
parapet is +25.450m. The proposed extension will increase the building height 
by 6.8m (measured from external ground level to top of new parapet at ninth 
floor) to +32.250m. In accordance with the London Plan and emerging Local 
Plan, the building would be considered a tall building if this were to be a 
wholesale development of the whole site. However, as the height increase is 
due to an extension, the proposal is not GLA referable and would be classified 
as extending an existing building only, rather than creating a new tall building, 
which is where assessment of tall building policies are applicable. 
Notwithstanding this, as the proposals do determine the overall height of the 
building including the proposed extension as more than 30m, a proportionate 
assessment of tall building policies should be provided. 
 

84.  In terms of the locational requirements for tall buildings the site is situated 
within a highly accessible location. The site is also located within a CAZ, 
Bankside and Borough District Town Centre, Bankside and Borough and 
London Bridge Opportunity Area and Strategic cultural area. The principle of a 
tall building in this location therefore must be assessed against the 
requirements of saved policy 3.20 of the Southwark Plan, which requires that 
all tall buildings should : 
 

i. Make a positive contribution to the landscape; and 
ii. Be located at a point of landmark significance; and 
iii. Be of the highest architectural standards; and 
iv. Relate well to its surroundings, particularly at street level 
v. Contribute positively to the London skyline as a whole 

consolidating a cluster within that skyline or providing key focus 
within views. 

 
 i. Make a positive contribution to the landscape; and 

 
85.  Landscape and public realm is an important part of any proposal for tall 

buildings. The public realm not only creates a setting for the towers, allowing 
them to ‘land’ appropriately but also offers an opportunity for such a 
development to demonstrate the benefits that can flow from reaching vertically 
to free up more space at grade in a congested part of the city such as this. 
 

86.  The proposed extension will not provide additional publically accessible space. 
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The existing hotel provides 2,808sqm of the ancillary facilities, which are 
available to the public for use. The existing ancillary facilities are high quality, 
providing a ballroom that caters for 750 guests, restaurant, treatments rooms, 
a swimming pool, a gym, meeting rooms and a bar, which has an outdoor 
terrace facing onto Princes Street all of which are accessible to the public. 
Considering the proposal relates only to extensions to the roof, development 
requirements to the public realm are not necessary.  
 

 ii. Be located at a point of landmark significance; and 
 

87.  The existing hotel is located in a densely developed urban context which is 
hugely varied in terms of the scale, age, style and appearance of the buildings 
within it. Nevertheless there is a range of attractive and coherent traditional 
townscape buildings of 4-5 storeys high along Southwark Street to the north. 
The range includes two listed buildings (the Kirkcaldy Testing Works and the 
Former Fire Station) immediately to the north of the hotel site and 95 
Southwark Street a little to the east. All of these are decorative Victorian 
commercial buildings with tiers of expressive arched windows.  
 

88.  It is worth noting that these buildings  are largely experienced in the context of 
modern large scale development in the local area, such as the Blue Fin 
building and Neo Bankside. In addition the existing hotel building rises into the 
skyline above the buildings as viewed from the north across Southwark Street- 
albeit not to a great degree.  
 

89.  The hotel itself is separated from the listed buildings by the relatively narrow 
and newly created Price’s Street. It steps down toward this street such that it is 
at this point rather lower in height than the two listed buildings. The backs of 
the listed facing the street is very plain and was clearly designed as secondary 
facades. 
 

90.  The south of the hotel site along great Suffolk Street and Bear Lane has also 
experienced new development. The hotel sits comfortably within in the scale of 
its near neighbours including the nearby Holiday Inn and the large new housing 
development. 
 

91.  In accordance with the site designations and the scale of the existing building 
and that of the surrounding area, this is an appropriate location for a tall 
building, albeit not one that is intended to function as a landmark.  
 

 iii. Be of the highest architectural standards; and 
 

92.  The main proposal is to infill the existing steps of the building so that it 
presents an additional two storeys (on top of four) to Price’s Street. A further 
set-back floor is also provided.  
  

93.  Overall the height of this part of the building will be somewhat lower than the 
higher part of the existing building just to the south. More importantly, however, 
the increase in the scale and massing of the lower portions of the building will 
not overwhelm the listed building to the north and will be appropriate for the 
scale of Price’s Street. The materials chosen, including render with a 
lightweight glass top to the street frontage portion of the building, will match the 
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existing palette and will result in a coherent building that is suitable for its site.  
   

94.  A further additional storey is to be added to the highest part of the building, 
above and set back from the extensions below. It is to be constructed with a 
glass finish to match that of additional floors below set and is to be above 
louvres that will hide existing rooftop plant.   

95.  The height and massing of the series of rooftop extensions are acceptable, and 
have an appropriate subservient relationship with the host building. In most 
street views the extension will be viewed within the context of existing buildings 
of varying architecture and heights, and will not be an overly dominant or 
incongruous feature and is thus acceptable. The minimalist detailing will be 
elegant and appropriate in itself. The curved end of the extension alludes to the 
curved ends on nearby traditional buildings on Southwark Street, including the 
listed Kirkcaldy Testing Works and lessens the impact of the extension on their 
settings.     
 

96.  As such, the proposal is of highest architectural detailing and meet this tall 
building criterion.  
 

 iv. Relate well to its surroundings, particularly at street level 
 

97.  The buildings impact on local townscape when viewed from the street is 
acceptable for the reasons set out in paragraph 105.  

 
Image 5: Proposed elevation view from the east along Great Suffolk Street. 
The blue shaded area is the proposed extension, whereas the grey is existing. 
The red dash refers to the outline of the proposed massing that was removed 
with the amended plans. 
 
 

 v. Contribute positively to the London skyline as a whole consolidating a 
cluster within that skyline or providing key focus within views. 
 

98.  The scheme has been tested in the local and wider views as well as the 
strategic views as set out in the London View Management Framework (2012). 
These accurate visual representations which comply with the requirements of 
the LVMF demonstrate the contribution of this proposal to the London skyline. 
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99.  The views assessed in this report include:  

 

 View 1 – corner of Southwark Street/ Sumner Street 

 View 2 – Bear Lane/ Burrell Street 

 View 3 – Sumner Street 

 View 4 – Great Suffolk Street 

 View 5 – Great Suffolk Street, near Southwark Street junction 
 

100.  The proposal would represent a cohesive set of additions to the existing hotel 
building and its increased scale would be within the range evident in the local 
area. The architectural expression of the additional floors would be relatively 
straightforward and restrained, in line with the character of the existing hotel’s 
architecture. The extensively glazed final floor would form a distinct top to the 
building.  
 

101.  The views assessed in the submitted Townscape, Visual impact and Heritage 
Report  demonstrate that the proposal’s height and scale would sit comfortably 
within its context and would appear consistent with the stepped massing of the 
existing hotel. This would maintain a sense of separation between the tallest 
elements of the proposal and the listed buildings to the north of the Site.  
 

102.  The extension will be visible rising over the top of the Kirkcaldy Testing Works 
building in middle distance views from Sumner Street (View 3) one of the few 
points from where a more distant view of the building can be obtained. Special 
regard has to be had to the setting of listed buildings. The Hilton Hotel building 
as existing rises above the skyline of the Testing Works at present, and given 
that View 3 is from some distance away the proposals are not considered to 
harm the setting of the listed building nor its special architectural and historic 
interest. Particularly as any potential impact has been carefully mitigated by the 
minimalist detailing of the extension, which will provide a neutral backdrop to 
the Testing Works building. Its impact is reduced further by the curved end of 
the extension, which softens the silhouette of the extension.  
 

103.  In conclusion, no harm is caused to the setting of the listed building as 
experienced from this single viewpoint. 
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Image 6: Proposed extension view from Great Suffolk Street. 
 

Heritage assets  
 

104.  The hotel sits directly behind the Grade II listed Former Fire Station as well as 
the Grade II* listed Kirkaldy’s Testing Works. Nos. 124 & 126 Southwark Street 
and the Grade II* Almshouses are other notable heritage assets located close 
by. As mentioned in the previous section, the increase in scale and massing 
will not harm the setting of the listed buildings. The height, massing, 
architectural detailing and materials proposed alludes to the traditional 
buildings on Southwark Street, including the listed Kircaldy Testing Works. The 
special architectural and historic interest of surrounding heritage assets and 
their setting is adequately protected with these proposals. 
 

Landscaping and trees 
 

105.  The proposals do not include any changes to the public realm and 
landscaping. Existing street trees may be affected by the proposed 
construction works, and an Arboricultural Method Survey has been required by 
condition, to ensure these trees are protected during construction. 
 

 Conclusion on Design issues  
 

106.  The building, in terms of its location, its architectural design, and its response 
to the local streetscape, is considered to meet the requirements for a tall 
building set out in Saved Policy 3.20. The extension would not harm the setting 
or special interest of neighbouring heritage assets. Overall, the building is 
considered to make a positive contribution to the character of the surrounding 
area. 
 

 Ecology and biodiversity 
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107.  The application was supported by a preliminary ecological assessment, The 

Ecological Appraisal (by The Ecology Consultancy dated 18/08/2020 ref: 
10977), which the Council’s Ecologist has reviewed and deemed satisfactory. 
The site was found to have low existing ecological value, and the development 
would have a negligible impact on the non-statutory sites near to the 
development and the priority species in the area. Two green roofs were 
present on the fourth and fifth floor of the northern section of the development 
site. A condition requiring the re-provision of green roofs to compensate for any 
loss as a result of the proposal, will be included to the decision notice. 
Additional conditions is recommended to secure the provision of six Swift 
bricks within the building fabric to support local biodiversity. 
 

 Transport and highways  
 

 Site context 
 

108.  The application site is located within an area of very good transport 
accessibility with a PTAL of 6. The application site is also located within the 
Bankside CPZ with car restriction from Monday to Friday 08:00-18:30 and 
Saturday 930hrs to 1230hrs (‘Permit holders only’ bays on the nearby 
Lavington Street and Ewer Street: 800hrs to 2300hrs daily). 
  

109.  The footway section adjoining this site on Great Suffolk Street has generous 
width and connects northerly to the pedestrian route/public space (Price’s 
Street) joining this road to Bear Lane at its western end and, ultimately to the 
riverside walk along River Thames and Blackfriars tube/train station. In the 
southbound direction, it links with London Waterloo East train station and 
Southwark tube station and the pedestrian routes running along the 
neighbouring Geraldine Mary Harmsworth Park/ lmperial War Museum. This 
footway also links with the northbound/southbound bus stops immediately 
north of this site on the adjacent Southwark Street.  
 

110.  There are adequate cycle routes near this site including National Cycle Route 
4 and Quietway 14 (to the north), Quietway 1 (to the south), Cycle Super 
Highway 7 (to the east) and Cycle Superhighway 6 (to the north).  
 

111.  A Delivery, Servicing and Waste Management Plan was prepared by RGP (Ref 
ECEP/19/5162/DSWMP02) dated July 2020. This DSWMP accompanies a 
Transport Statement (TS), also prepared by RGP (Reference: 
ECEP/2020/5162/TS01), which considers the impact of the proposed 
development on the local transport network.  
 

 Trip generation 
 

112.  Policy T4 of the London Plan 2021 requires development proposals to ensure 
the impacts on the capacity of the transport network is fully assessed and that 
any adverse impacts are mitigated. The policy requires all major development 
proposals to be supported by a Transport Assessment, a requirement also 
stipulated by Saved Policies 2.2 (Provision of New Community Facilities) and 
5.2 (Transport Impacts) of the Southwark Plan 2007. 
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113.  With respect to private car trips, the Council’s Transport Policy Team predicts 

the proposed development would generate 5 two-way net additional vehicle 
movements in the morning and evening peak hours, which is higher than the 3 
two-way vehicle movements estimated by the applicant’s Transport Statement 
for both of the peak hours. Notwithstanding the different estimates, the 
Transport Policy Team is comfortable that these levels of vehicular traffic 
would not have any noticeable adverse impact on the local highway network, 
especially in light of the mitigation measures the applicant has proposed in 
their Travel Plan. 
 

114.  Regarding the number of taxis expected to service this development, the 
applicant’s submitted Transport statement have projected that it would create 
additional 42 two-way taxi movements per day. 
 

 Travel Plan 
 

115.  The applicant has proposed certain travel plan initiatives encompassing the 
provision of cycle parking facilities, staff cycle/travel loan via salary sacrifice 
scheme, public transport/cycling information, job advertisement in local job 
centres to attract local employment, promotion of walking/cycling, ensuring that 
the Hotel Manager fulfils also the role of a Travel Plan Co-ordinator plus travel 
plan monitoring.  
 

 Car parking 
 

116.  Policy T6 (Car Parking) of the London Plan 2021 requires developments in 
locations with existing and future high public transport accessibility to be car-
free, save for adequate parking for disabled people. Specific requirements for 
different uses are set out in Policy T6.1 through to Policy T6.4, while Policy 
T6.5 deals with non-residential disabled persons parking. Southwark Saved 
Policy 5.6 (Car Parking) requires all developments to minimise the number of 
spaces provided.  
 

117.  Bankside CPZ provides adequate parking control in this locality weekdays from 
800hrs to 1830hrs and between 0930hrs and 1230hrs on Saturdays while 
‘Permit holders only’ bays on Lavington Street and Ewer Street are restricted 
daily from 800hrs to 2300hrs.  
 

118.  There is a disabled car parking bay on the stretch of Bear Lane abutting this 
site and 5 car club bays within short walking distances of this site. The 
applicant has retained the existing on-site loading space, the service road 
between Great Suffolk Street and Bear Lane enabling vans/light goods 
vehicles to enter and exit this site in a forward gear plus the disabled car 
parking space and 2 active electric vehicle charging points in the courtyard 
(see Plan No. PL 017/A). Albeit this development does not provide any other 
car parking spaces, the characteristics of this site fulfils the criteria for zero car 
parking provision outside the mandatory disabled car parking spaces. 
 

119.  Given the high PTAL of the site and the location within a controlled parking 
zone, this is acceptable. A condition restricting future residential occupiers from 
applying for a resident’s parking permit is recommended to any grant of 



 

27 
 

permission by condition. 
 

 Cycle parking 
 

120.  Cycle parking provision should be in accordance with London Plan Standards 
as well as Strategic Policy 2 (Sustainable Transport) of the Core Strategy and 
Saved Policy 5.3 (Walking and Cycling) of the Southwark Plan. The emerging 
strategy for cycling and cycle parking standards in the borough is set out in 
Policy P52 (Cycling) of the New Southwark Plan. 
 

121.  There are 6 Sheffield cycles racks at each end of the public square/walkway on 
Price’s Street containing 24 cycle parking spaces. There is also a Santander 
cycle docking station near this site on Southwark Street. In addition, the 
applicant has retained the 39 subsisting cycle parking spaces comprising 35 
long stay and 4 short stay spaces and proposed 2 more short stay spaces 
equating to 41 overall, which would be accessed from the street level via the 
service route between Great Suffolk Street and Bear Lane (see Plan Nos.PL 
O06/A and PL 017/). The 15% proportion of the cycle parking spaces 
contained in Sheffield cycle racks is adequate 
 

122.  The cycle parking provision complies with the standard set out in the New 
London Plan and the New Southwark Plan. The proposed development has 
provided the minimum six additional cycle parking spaces to be provided (4x 
long-stay and 2x short-stay) as a result of the proposed development.  
 

 Improvements to local footway and highway environment 
 

123.  The footway segments opposite this site on Great Suffolk Street between this 
road’s junction with Southwark and Lavington Street, and on both sides of the 
proximate short section of Farnham Place are substandard and would need to 
be reconstructed. 
  

124.  The road section next to service vehicle entrance of this site on Bear Lane is 
damaged and the footway segment at the southern side of this access on this 
road, plus the footway on the northern side of the adjacent Treveris Street 
forming a critical route to Southwark tube station would require reconstruction. 
 

125.  The western sector of Price’s Street supplementing this public square is worn 
with obvious ponding and should therefore be resurfaced with improved 
drainage. This resurfacing of the footpath will be secured through a condition. 
 

126.  Pedestrians would also benefit from an extended raised entry treatment at the 
junction of Great Suffolk Street with Southwark Street and on the bend in the   
section of Bear Lane close to this site to replace the ineffective hump on it plus 
the introduction of a raised entry treatment at Bear Lane/Treveris Street 
junction. This will be secured through a condition. 
 

 Servicing and deliveries 
 

Servicing/delivery facilities and vehicle routing 
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127.  The existing two vehicle accesses on Great Suffolk Street forming part of the 
taxi drop-off lay-by in the enclosed forecourt (Porte Cochere) of this building 
will be retained. This includes a southerly vehicle entrance connecting to the 
undercroft service route along the southern periphery of this site, leading 
initially to the refuse/cycle stores and a disabled car parking space on the 
ground floor and eventually linking this road to the one-way (southbound) 
southern segment of Bear Lane, as detailed on Plan No. 6739(PL)017/A. The 
vehicular access arrangement enables light vans/goods vehicles servicing this 
site to enter and exit this site in a forward gear. It is proposed that the 
occasional servicing by large lorries including refuse/emergency vehicles 
would take place on the adjoining roads. 
 

128.  The proposed servicing arrangements, with appropriate routing of inbound and 
outbound vehicles, is supported. 
 

Servicing/delivery trips 
 

129.  The applicant’s Transport statement has also estimated that this development 
would generate two more two-way service vehicle movements per day, a figure 
that is half of the Transport Policy Team predicted 4 additional two-way service 
vehicle movements per day. Notwithstanding, the calculated 17 two-way 
service vehicle movements per day for this development in its entirety is 
acceptable. 
 

130.  The submission and approval of a formal standalone Delivery and Servicing 
Management Plan (DSP) is to be required by condition, and the operation of 
the building thereafter will need to be in accordance with the approved DSP 
 

 Refuse storage arrangements and waste minimisation 
 

131.  The secure refuse store would continue to be provided within the dedicated 
service yard, accessible from Bear Lane to the rear of the site. Bins are 
allocated for waste sorting and clearly labelled for the storage of general 
waste, mixed dry recycling, glass and food. Details are included in the Delivery, 
Servicing and Waste management plan (ref: ECEP/19/5162/DSWMP02 dated 
July 2020 by RGP). These details will be secured by condition. 
 

132.  The proposed development would provide adequate storage containers in 
order to accommodate the anticipated level of waste outlined above. The bins 
are allocated for waste sorting and clearly labelled for the storage of general 
waste, mixed dry recycling, glass and food. Overall, however, the daily waste 
arising would not significantly increase beyond the existing levels and the uplift 
in waste could be accommodated internally within the existing stores. As with 
any commercial operation, waste collections are coordinated privately, and 
frequencies can be increased if deemed necessary. Waste streams would 
therefore continue to be monitored by site management, as is the case 
currently, to ensure it is efficiently stored and collected. 
 

 Environmental matters 
 

Construction management 
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133.  The applicant has submitted an Outline Environmental Construction 
Management Plan. This document has been reviewed by the relevant transport 
and environment consultees, who have deemed it to be satisfactory as a 
framework document. 
 

134.  In order to ensure that increases in traffic, noise and dust associated with the 
demolition and construction phases of the development are minimised, Final 
Construction Management Plans are to be required by condition. 
 

 Fire safety 
 

135.  Policy D12 of the London Plan 2021 expects all development proposals to 
achieve the highest standards of fire safety and to this end requires 
applications to be supported by an independent Fire Strategy, produced by a 
third party suitably qualified assessor. 
 

136.  A Fire Compliance Statement has not been submitted with the application. The 
applicant has confirmed that the existing building is fully sprinkelered with 
smoke and heat detection systems and the extension will be treated in the 
same way.  
 

137.  Nonetheless a condition is recommended to ensure the construction and in-
use operation of the building are carried out in accordance with D12 of the 
London Plan. The Fire Compliance Statement should: 
 

 provide fire safety measures in the proposed extension, to include high 
levels of compartmentation, sprinklers, fire alarms and PRM refuges; 

 confirm compliance with Building Regulations Approved Document B; 
and 

 explain how the internal layout would achieve compliant travel 
distances.  

 a management system which will require staff to be available and 
trained in fire safety management to assist with evacuating the buildings 
(when required). 

 
 Flood risk, resilience and safety 

 
138.  The site is in Flood Zone 3 and is located within an area benefitting from flood 

defences. The Environment Agency has reviewed the applicant’s Flood Risk 
Assessment and considers it to be acceptable.  
 

139.  In terms of flood resilience and safety, no concerns have been raised by the 
Council’s Flood Risk Management Team to the flood risk mitigation measures 
as set out in the applicant’s Flood Risk Assessment. 
 

 Sustainable urban drainage 
 

140.  The Drainage Strategy, which is contained within the applicant’s Flood Risk 
Assessment, has been reviewed by the Council’s Flood Risk Management 
Team. Although satisfied with the majority of the Drainage Strategy’s content, 



 

30 
 

which includes a strategy to maintain the existing discharge rate; they 
recommend maximisation of green roofs on site. This will be secured through a 
condition. 
 

141.  The submitted Flood risk assessment (dated 22 July 2020 by Walsh 
Engineers) outlines that the existing green roof is 1160sqm where the proposal 
would result in a 1900sqm or 740sqm net increase in green roof coverage. 
This will be installed on approximately half of Level 9 and the new roofs at 
Level 6 and 7. 
 

 Ground conditions and contamination 
 

142.  There is no risk of contamination as the development is proposed above the 
first floor only. 
 

 
 

Air Quality 
 

143.  Hoare Lea air quality assessment (ref: AQ REP-1012373-5A-HW-20200818-
Hilton Bankside Rev02.docx, dated: 18/8/2020) has been reviewed by the 
Council’s Environmental Protection Team and is deemed suitable. No 
embedded mitigation is included into the proposals as the proposed 
development results in no likely exceedances of the recommended Air Quality 
Objectives (AQO). The proposed development is considered air quality neutral 
according to the GLA’s benchmarking methodology with regard to both traffic 
and building emissions. The dust impacts are considered to be temporary and 
short-term in nature and deemed as not significant. No further assessment is 
required. 
 

 Energy and Sustainability 
 

144.  Policy SI2 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.  Policy SI3  require consideration 
of decentralised energy networks, Policy SI4 deals with managing heat risk 
and Policy SI5 is concerned with protecting and conserving water resources 
and associated infrastructure.  
 

145.  Policy 13 of the Core Strategy and Saved Policy 3.4 of the Southwark Plan 
2007 sets out the borough approach to ensuring that new developments tackle 
climate change. The approach is generally consistent with London Plan 
policies but also requires new commercial developments to meet BREEAM 
‘Excellent’.  
 

 Energy and carbon emission reduction  
 

146.  As per the carbon emission reduction policies of the London Plan 2021 and 
local development framework, the proposal would be expected to achieve 35% 
carbon reduction against part L of the Building Regulations 2013. 
 

147.  Southwark Council’s carbon offset cost is £95 for every tonne of carbon dioxide 
emitted per year over a period of 30 years. This is the equivalent of £2,850 per 
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tonne of annual residual carbon dioxide emissions. 
 

148.  An Energy Statement based on the Mayor’s hierarchy has been submitted by 
the applicant (rev C dated 21 May 2021 by Hoare Lea). This details how the 
targets for carbon dioxide emissions reduction are to be met. A combination of 
‘Lean’ and ‘Green’ (but no ‘Clean’) measures have been employed in an 
attempt to achieve the reduction in line with the GLA guidance on preparing 
energy statements, the Southwark Core Strategy 2011 and the Southwark 
Sustainable Design and Construction SPD. 
 

Be Lean 
 

149.  In terms of meeting the “Be Lean” tier of the hierarchy, a range of passive and 
active measures are proposed. The passive measures include: 

 high thermal envelope performance to reduce uncontrolled heat transfer 
through the building fabric (and improve the effectiveness and energy 
use of the mechanical ventilation system);  

 use of thermal mass and high ceilings to manage the heat within the 
building; 

 optimisation of the g-value of the proposed replacement glazed wall 
system to provide a balance between minimising heat gain and 
maximising natural daylight (to reduce lighting energy); 

 solar shading fitted to the building’s exterior to limit the ingress of 
summertime solar gains; and 

 highly insulated green roofs. 
 

150.  The active measures include: 
 high efficiency ventilation systems including heat recovery on 

mechanical ventilation and air handling plant; 
 low energy and high efficacy lighting systems (at least 120 

luminaire lm/cW), fittings and controls (e.g. occupancy sensors); 
 control systems to monitor and operate the plant and equipment 

as efficiently as possible; and 
 pumps and fans with built-in variable speed drives and sensor, 

allowing them to respond to variable building loads. 
 

 

151.  The reduction in regulated carbon emissions achieved through these ‘demand 
reduction’ measures will reach 1.5%, falling below the target of 15% set out in 
Policy SI 2. 
 

Be Clean 
 

152.  There are no carbon savings associated with the ‘Be Clean’ level of the 
hierarchy because there is no connection to a district heating network nor is a 
Combined Heat and Power (CHP) proposed. Connection to a district heating 
network cannot be proposed because one does not exist in the vicinity at 
present.  
 

Be Green 
 

153.  With respect to the “Be Green” tier of the hierarchy, the applicant has proposed 
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the following technologies: 
 air source heat pumps for heating, cooling and water; 
 rooftop mounted photovoltaic array for electricity generation. 

 
154.  With carbon emissions being reduced by 44.9% through these ‘Be Green’ 

measures, the applicant has demonstrated that opportunities for renewable 
energy by producing, storing and using renewable energy on-site have been 
maximised. 
 

Be Seen 
 

155.  Introduced as part of the London Plan 2021, ‘Be Seen’ is the newest addition 
to the GLA’s energy hierarchy. It requires developments to predict, monitor, 
verify and improve their energy performance during actual operation.  
 

156.  No information in respect of ‘Be Seen’ measures, has been provided by the 
applicant within the submitted documents. An updated energy strategy has 
been added as a condition to the decision notice, to ensure that the ‘Be Seen’ 
and ‘Be Lean’ components are addressed in accordance with the London Plan. 
 

 Total energy savings 
 

157.  The proposal would reduce on-site regulated carbon dioxide emissions by 
45.8% resulting over a notional building minimally compliant with the Building 
Regulations 2013. This exceeds the minimum requirements of the London Plan 
and New London Plan for non-residential developments and no shortfall 
payment would be required.  
 

 Overheating 
 

158.  London Plan Policy SI4 and Policy P68 of the emerging NSP set out the 
cooling hierarchy that should be followed when developing a cooling strategy 
for new buildings. The six-step hierarchy is as follows: 
 

 minimise internal heat generation through energy efficient design; then 
 reduce the amount of heat entering the building through the orientation, 

shading, fenestration, insulation and green roofs and walls; then 
 manage the heat within the building through exposed internal thermal 

mass and high ceilings; then 
 use passive ventilation; then 
 use mechanical ventilation; then 
 use active cooling systems (ensuring they are the lowest carbon 

options). 
 

159.  The steps set out in the hierarchy has been applied to the proposal in 
sequence and systematically as part of the design process. These are secured 
and assessed within the submitted Energy Statement. 
 

 Minimise internal heat generation through energy efficient design 
 

160.  The following mitigation methods will be implemented within the proposed 
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development to minimise the internal heat generation through energy efficient 
design: Energy efficient lighting (i.e. LED) with low heat output; Insulation to 
heating and hot water pipework and minimisation of dead-legs to avoid 
standing heat loss; Energy efficient equipment with low heat output to reduce 
unnecessary heat gain. 
 

 Reduce heat entering the building 
 

161.  The following mitigation methods will be implemented to reduce the amount of 
heat entering the building in the summer within the proposed development. 
Facades have been developed with suitable shading strategies such as fritted 
and opaque glazing panels; Suitable g-values will be specified to further control 
solar heat gains as required; and Buildings will have the capability for internal 
blinds to be installed to improve occupant comfort. 

 
 Managing heat gains 

 
162.  Opportunities to expose thermal mass to help to further regulate internal 

temperatures will be explored where possible. This includes a reduction of 
solar ingress through lower g-values. It is likely that the visible light 
transmittance of the glass is reduced, due to the inclusion of reflective outer 
surfaces or tints to control solar energy transmittance. The g-values for the 
windows will be set based on a combination of aesthetic properties and overall 
building performance. A g-value of 0.36 has been specified for clear glazing 
while a lower g-value of 0.20 has been specified for both fritted and translucent 
white glazing. A double skin façade is utilised for the top floor extension, to 
counterbalance the high level of glazing. 
 

 Passive ventilation 
 

163.  The potential for passive ventilation via openable glazing on the façade to 
facilitate a mixed-mode ventilation strategy has been considered within the 
design and will be evaluated further during the next stage of design. 
 

 Mechanical ventilation 
 

164.  Mechanical ventilation is an important element of building services, to maintain 
good indoor air quality throughout the day by providing fresh air and extracting 
vitiated air. Providing fresh air minimises the risk of stale and stagnant air and 
limits the risk of condensation and mould growth as well as benefitting the 
occupants physical and mental wellbeing. Heat recovery mechanisms will be 
provided to save heating energy.  
 

165.  The mechanical ventilation plant will be located away from pollution sources at 
roof level. It is anticipated that the design flow rates specified will aid the 
regulation of internal temperatures in summer months.  
 

 Active cooling (low carbon) 
 

166.  The final step active cooling, is specified, in order to keep internal 
temperatures within acceptable limits. While occupants may choose to open 
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the windows when it is comfortable to do so, mechanical ventilation and active 
cooling via fan coil units are proposed to be provided to deal with overheating 
risk in peak summer conditions. 
 

 Summary 
 

167.  Following the cooling hierarchy, the applicant has demonstrated that the 
cooling demand has been reduced to less than the Part L 2013 Baseline 
(Notional) building. Overheating risk has been addressed through extensive 
thermal modelling, which demonstrates compliance with the CIBSE TM52 
methodology under current and future climate scenarios up to 2080. 
 

 BREEAM 
 

 

168.  Strategic Policy 13 of the Core Strategy requires both the office and retail 
elements of the development to achieve a BREEAM “excellent” rating. A 
BREEAM Pre-assessment report has been undertaken. It demonstrates that 
“excellent” can be achieved for the commercial use types, thus meeting the 
policy requirement. A condition to secure this is recommended. 
 

 Water efficiency 
 

169.  The applicant’s Sustainability Statement confirms that the commercial 
uses would achieve at least the BREEAM ‘excellent’ standard for the 
‘Wat 01’ water category and incorporate measures to achieve lower 
water consumption. Such water saving devices would include: 
 

 pulsed output water meters will be installed at the site boundary 
and the building entry points to provide leak detection; 

 water sub meters will be installed to allow metering of high-water 
consuming plant and areas within the building; 

 sanitary fittings to regulate/minimise water consumption to at 
least 40% below the BREEAM benchmark; 

 Dual flush WCs; and 
 Reduced-flow taps and showers. 

 
 

170.  The proposed strategy complies with Policy SI5 (Water Infrastructure) of the 
London Plan 2021. 
 

 Planning obligations 
 

171.  Saved Policy 2.5 of the Southwark Plan 2007 advises that planning obligations 
should be secured to overcome the negative impacts of a generally acceptable 
proposal. The policy is reinforced by the Section 106 Planning Obligations and 
CIL SPD 2015 (with 2017 update), which sets out in detail the type of 
development that qualifies for planning obligations.  
 

172.  In accordance with the Section 106 Planning Obligations and CIL SPD, the 
following contributions have been agreed with the applicant in order to mitigate 
the impacts of the development: 
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173.  Planning Obligations: Summary Table 

 

Obligation Mitigation / Terms 
 

Local Economy: Employment and Training 
 

POST-
COMPLETION 
(IN-USE) 
PHASE JOBS 
AND 
TRAINING 

The development is to deliver 7 sustained jobs to 
unemployed Southwark residents,  
Any shortfall is to be met through the End Use Shortfall 
Contribution, which, at maximum, would be £30,100. This is 
calculated on the basis of £4,300 per job. 
 
Applicant’s Position: AGREED 

POST-
COMPLETION 
(IN-USE) 
PHASE JOBS/ 
CONTRIBUTI
ONS 

The Plan would be expected to detail:  
 Methodology for filling the Sustained Employment 

Opportunities (SEOs) and apprenticeships roles 
 Milestones and profiles for filling the SEOs and 

apprenticeships 
 Identified skills and training gaps to gain sustained 

employment in the completed development 
Methods to encourage applications from suitable 
unemployed Borough residents by liaising with the local 
Jobcentre Plus and employment service providers 
Applicant’s Position: AGREED 
 

Administratio
n 

Payment to cover the costs of monitoring these necessary 
planning obligations (with the exception of those that have 
monitoring contributions already factored-in), calculated as 
2% of total sum. 
Applicant’s Position: AGREED 
 

 

  
174.  These obligations are necessary to make the development acceptable in 

planning terms, mitigating for its adverse impacts. In the event that a 
satisfactory legal agreement has not been entered into by 1st May 2022  it is 
recommended that the Director of Planning and Growth refuses planning 
permission, if appropriate, for the following reason: 
 

“The proposal, by failing to provide for appropriate planning 
obligations secured through the completion of a Section 106 
Agreement, fails to ensure adequate provision of mitigation against 
the adverse impacts of the development through projects or 
contributions in accordance with: Policy DF1 (Delivery of the Plan 
and Planning Obligations) of the London Plan 2021; Strategic Policy 
14 (Delivery and implementation) of the Core Strategy 2011; Saved 
Policy 2.5 (Planning Obligations) of the Southwark Plan 2007, and; 
Southwark Council's Planning Obligations and Community 
Infrastructure Levy SPD 2015.” 

 

Mayoral and borough community infrastructure levy (CIL) 
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175.  
 
 
 
 

Section 143 of the Localism Act states that any financial contribution received 
as community infrastructure levy (CIL) is a material ‘local financial 
consideration’ in planning decisions. The requirement for payment of the 
Mayoral or Southwark CIL is therefore a material consideration. However, the 
weight attached is determined by the decision maker. The Mayoral CIL is 
required to contribute towards strategic transport invests in London as a whole, 
primarily Crossrail. While Southwark’s CIL will provide for infrastructure that 
supports growth in Southwark. In this instance an estimated Mayoral CIL 
payment of £590,520.00 and a Southwark CIL payment of £1,147,296.00 is 
due leading to a net chargeable amount of £1,737,816.00. 
 

 Community involvement and engagement 
 

176.  A Statement of Community Involvement prepared by Comm Comm UK has 
been submitted detailing the consultation process and feedback, which 
mentions:  

- An online consultation launched July 2020 
- A webinar for the local community presenting the proposals and a 
live Q&A session (16 July 2020 at 6pm) 
- 1,163 leaflets delivered to the local community advertising the 
website and webinar 
- Emails to ward councillors setting out proposals and consultation 
approach 
- Email address, hotline number and free post advertised to local 
community, as well as hard copies and translations of consultation 
materials.  
 

177.  It was reported that 88 visits to the public consultation website during the 
consultation period, where comments were received on the following topics:  
- Design 
- Daylight and Sunlight 
- Servicing and Deliveries 
- Employment 
- Impact on Prices Street 
- Construction 
 

178.  Details of consultation undertaken by the Local Planning Authority in respect of 
this application are set out in the appendices. The responses received are 
summarised in an earlier part of this report. The main ‘Assessment’ part of this 
report addresses the issues raised. 
 

 
 

Community impact statement / Equalities Assessment 
 

179.  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: 
 

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

 
c) 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. 

 
180.  The protected characteristics are: race, age, gender reassignment, pregnancy 

and maternity, disability, sexual orientation, religion or belief, sex, marriage and 
civil partnership. 
 

181.  The council must not act in a way which is incompatible with rights contained 
within the European Convention of Human Rights 
 

182.  The council has given due regard to the above needs and rights where 
relevant or engaged throughout the course of determining this application.  No 
matters pertaining to the impact of this development on people with protected 
characteristics have been raised through the consultation and no impact above 
in that detailed above in the ‘planning assessment’ is expected. 
 

183.  Throughout the consultation process no information was received to indicate 
that any members of the public falling under the protected characteristics 
would be affected by the development, and thus no specific mitigation 
measures are required in this regard.  

  
 Human rights implications 

 
184.  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. 
 

185.  This application has the legitimate aim of providing grant of planning 
permission. 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 
 

186.  The Council has published its development plan and Core Strategy on its 
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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.  
 

187.  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. 
 

188.  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  

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

YES 

 

  
 Other matters 
  
189.  No other matters identified. 

 
 CONCLUSION 

 
190.  The proposed development is in general conformity with the policies set out 

above, including acceptable principle of the development in land use terms, 
socio-economic benefits including employment-generating uses, good 
architectural design and high sustainability credentials. It is for these primary 
reasons the development has been deemed acceptable and a grant of 
planning permission is recommended. 
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Appendix 1: 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 N/A 

Splendid Hospitality Group 
Reg. 
Number 

20/AP/2421 

Application Type Major application    
Recommendation GRANT permission Case 

Number 
1145-95A 

 

Draft of Decision Notice 
 

planning permission is GRANTED for the following development: 
 
Proposed infill extension of existing hotel at 4th, 5th and 6th floor, with proposed 
single storey rooftop extension to provide additional hotel bedrooms, with associated 
plant, cycle parking and ancillary works 
 
Hilton London Bankside 2-8 Great Suffolk Street London Southwark 

 
In accordance with application received on 25 August 2020 and Applicant's 
Drawing Nos.:  
 
 
Existing Plans 
 
 
Proposed Plans 
Plans - Proposed Site Plans 6739([PL)001 Rev A received 25/08/2020 
Plans - Proposed Proposed Basement -2 Floor Plan 6739(PL)015 Rev A received 
25/08/2020 
Plans - Proposed Proposed Basement -2 Floor Plan 6739(PL)016 Rev A received 
25/08/2020 
Plans - Proposed Proposed Ground Floor Plan 6739(PL)017 Rev A received 
25/08/2020 
Plans - Proposed Proposed First Floor Plan 6739(PL)018 Rev A received 25/08/2020 
Plans - Proposed Proposed Second Floor Plan 6739(PL)019 Rev A received 
25/08/2020 
Plans - Proposed Proposed Third Floor Plan 6739(PL)020 Rev A received 25/08/2020 
Plans - Proposed Proposed Fourth Floor Plan 6739(PL)021 Rev A received 
25/08/2020 
Plans - Proposed Proposed Fifth Floor Plan 6739(PL)022 Rev B received 07/05/2021 
Plans - Proposed Proposed Sixth Floor Plan 6739(PL)023 Rev B received 07/05/2021 
Plans - Proposed Proposed Seventh Floor Plan 6739(PL)024 Rev A received 
25/08/2020 
Plans - Proposed Proposed Ninth Floor Plan 6739(PL)026 Rev A received 25/08/2020 
Plans - Proposed Proposed Roof Plan 6739(PL)027 Rev A received 25/08/2020 
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Plans - Proposed Proposed Eighth Floor Plan (Plant) 6739(PL)028 Rev A received 
25/08/2020 
Plans - Proposed Proposed Elevations North _ South 6739(PL)030 Rev B received 
07/05/2021 
Plans - Proposed Proposed Elevations east _ West 6739(PL)031 Rev B received 
07/05/2021 
Plans - Proposed Proposed Context Elevations East _ West 6739(PL)033 Rev A 
received 25/08/2020 
Plans - Proposed Proposed Section 6739(PL)035 Rev A received 25/08/2020 
Plans - Proposed Proposed Site Sections 6739(PL)036 Rev A received 25/08/2020 
Plans - Proposed Proposed Phasing Plan 6739(PL)045 Rev A received 25/08/2020 
Plans - Proposed (PL) 037 - PROPOSED SECTION A received 07/05/2021 
 
 
Other Documents 
Daylight/Sunlight assessment Daylight _ Sunlight Assessment  received 07/05/2021 
Flood risk assessment Flood Risk Assessment  received 25/08/2020 
Document Structural Impact Assessment For Roof Extension  received 25/08/2020 
Document Vent or Extraction Statement  received 07/05/2021 
Document Engagement Summary Template For The Development Consultation 
Charter  received 25/08/2020 
Air quality assessment Air Quality Assessment  received 25/08/2020 
Design and access statement Design _ Access Statement - Part 1  received 
25/08/2020 
Design and access statement Design _ Access Statement - Part 2  received 
25/08/2020 
Design and access statement Design _ Access Statement - Part 3  received 
25/08/2020 
Design and access statement Design _ Access Statement - Part 4  received 
25/08/2020 
Document Accommodation Schedule  received 07/05/2021 
Document Area Schedule  received 07/05/2021 
Document BREEAM New Construction  received 25/08/2020 
Document Delivery, Servicing _ Waste Management Plan  received 07/05/2021 
Document guest Room Schedule  received 07/05/2021 
Document Preliminary Ecological Appraisal  received 25/08/2020 
Document Statement of Community Engagement  received 25/08/2020 
Energy statement Energy Statement  received 25/08/2020 
Planning statement Planning Statement  received 25/08/2020 
Transport assessment/statement Transport Assessment  received 07/05/2021 
Travel plan Travel Plan  received 07/05/2021 
Design and access statement ADDENDUM TO DESIGN & ACCESS STATEMENT  
received 07/05/2021 
Air quality assessment AIR QUALITY ASSESSMENT REV 03  received 07/05/2021 
Noise impact assessment ENVIRONMENTAL NOISE ASSESSMENT REV 04  
received 07/05/2021 
 
 
 Time limit for implementing this permission and the approved plans 
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 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) 
 Permission is subject to the following Pre-Commencements Condition(s) 
 Permission is subject to the following Pre-Commencements Condition(s) 
 
 

 
 
 2. ENERGY STRATEGY UPDATE   
   
 Prior to works commencing and no later than RIBA Stage 4, an updated 

Energy Strategy  shall be submitted to and approved in writing by the Local 
Planning Authority.   

   
 The updated Energy Strategy shall be in general conformity with the principles 

and strategy of the approved Energy Statement and shall provide the following 
additional information, with confirmation that the carbon savings remain 
unchanged:  

   - 'Be seen' monitoring information  
   -Details to provide 15% reduction to 'Be Lean' stage savings, in compliance 

with the London Plan  
   
 The development shall not be carried out other than in accordance with the 

approved updated Energy Strategy.  
   
 REASON:  
   
 To establish a baseline carbon estimate for the project by integrating whole 

life carbon into the design process (and enabling carbon reduction potential 
while there is significant capacity to influence development proposals), in the 
interests of reducing total carbon dioxide emission across the lifetime of the 
development, as required by: the National Planning Policy Framework 2021; 
Policy SI 2 (Minimising Greenhouse Gas Emissions); Strategic Policy 13 (High 
Environmental Standards) of the Core Strategy 2011, and; Saved Policy 3.3 
(Sustainability and Energy Efficiency) of the Southwark Plan 2007. 

 
 
 3. No development shall take place, including any works of demolition, until a 

written CEMP for the site has been devised. The CEMP shall oblige the 
applicant, developer and contractors to commit to current best practice with 
regard to site management and to use all best endeavours to minimise off site 
impacts. A copy of the CEMP shall be available on site at all times and shall 
include the following information:  

 o A detailed specification of demolition and construction works at each 
phase of development including consideration of all environmental impacts 
and the identified remedial measures;  

 Engineering measures to eliminate or mitigate identified environmental 
impacts e.g. acoustic screening, sound insulation, dust control, 
emission reduction, location of specific activities on site, etc.;  
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 Arrangements for direct responsive contact for nearby occupiers with the 
site management during demolition and/or construction (signage on 
hoardings, newsletters, resident's liaison meetings);  

 A commitment to adopt and implement of the ICE Demolition Protocol 
and Considerate Contractor Scheme;  

 Site traffic - Routing of in-bound and outbound site traffic, one way site 
traffic, lay off areas, etc.;  

 Waste Management - Accurate waste identification, separation, storage, 
registered waste carriers for transportation and disposal to appropriate 
destinations.  

 A commitment that all NRMM equipment (37 kW and 560 kW) shall be 
registered on the NRMM register and meets the standard as stipulated by the 
Mayor of London  

 Guidance on preparing CEMPs and best construction practice can be found at 
http://www.southwark.gov.uk/construction   

 All demolition and construction work shall then be undertaken in strict 
accordance with the plan and relevant codes of practice, unless otherwise 
agreed in writing by the Local Planning Authority.   

   
 Reason:  
 To ensure that occupiers of neighbouring premises and the wider environment 

do not suffer a loss of amenity by reason of unnecessary pollution or 
nuisance, in accordance with strategic policy 13 'High environmental 
standards' of the Core Strategy (2011) saved policy 3.2 'Protection of amenity' 
of the Southwark Plan (2007) and the National Planning Policy Framework 
2021. 

 
 
 4. The development authorised by this permission shall not begin until the local 

planning authority has received confirmation of an arrangement approved by 
the Highway Authority for reinstating the footway:  

   
 The footway segments opposite this site on Great Suffolk Street between this 

road's junction with Southwark/Lavington Street;  
 Both sides of the proximate short section of Farnham Place ;  
 The road section next to service vehicle entrance of this site on Bear Lane 

and the footway segment at the southern side of this access on this road;  
 The footway on the northern side of the adjacent Treveris Street;  
 The western section of Price's Street;  
   
 Such an arrangement may include but shall not be limited to works of:  
 Reinstatement of the kerb line  
 Making up of the footway   
 Reinstatement of a gully and ancillary drainage  
 Repositioning of any service covers affected  
   
 The occupation of the development shall not begin until those works have 

been completed.  
   
 Reason  
   



 

44 
 

 To ensure that the development enhances the street scene of the area, is of 
high quality design and has good access arrangements in accordance with 
Chapters 9 (Promoting sustainable transport) and 12 (Achieving well-designed 
places) of theï¿½ National Planning Policy Framework (2021), Policies D4 
(delivering good design) and T2 (Healthy streets) of the London Plan (2021); 
Strategic Policies 2 (Sustainable Transport) and 12 (Design and 
Conservation) of the Core Strategy (2011) and Saved Policies 3.12 (Quality in 
design), 3.13 (Urban design), 5.2 (Transport impacts) and 5.3 (Walking and 
cycling) of the Southwark Plan (2007). 

 
 
 5. No development shall take place until a Fire Statement prepared by a suitably 

qualified third party assessor has been submitted to and approved in writing 
by the Local Planning Authority. The Statement shall detail how the 
development proposal will function in terms of:    

   
 - The building's construction: methods, products and materials used;    
 - The means of escape for all building users: stair cores, escape for building 

users who are disabled or require level access (including a fire evacuation lift 
within each building core), and the associated management plan approach;  
  

 - Passive and active fire safety measures;   
 - Access for fire service personnel and equipment: how this will be achieved in 

an evacuation situation, water supplies, provision and positioning of 
equipment, firefighting and fire evacuation lifts, stairs and lobbies, any fire 
suppression and smoke ventilation systems proposed, and the ongoing 
maintenance and monitoring of these; and    

 - How provision will be made within the site to enable fire appliances to gain 
access to the building; and   

 - The future development of the asset and the 'Golden Thread' of information. 
  

   
 The development shall be carried out in accordance with the approved details 

and retained as such for the lifetime of the development.    
   
 Reason: In order to protect the safety and security of the occupants from fire 

in accordance with the London Plan 2021 Policy D12. 
 
 
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) 
 
 

 
 
6.. Before any relevant above grade work hereby authorised begins, details of the 

biodiversity (green/brown) roof(s) shall be submitted to and approved in 
writing by the Local Planning Authority. The biodiversity (green/brown) roof(s) 
shall be:  

 * biodiversity based with extensive substrate base (depth 80-150mm);  
 * laid out in accordance with agreed plans; and  
 * planted/seeded with an agreed mix of species within the first planting season 

following the practical completion of the building works (focused on wildflower 
planting, and no more than a maximum of 25% sedum coverage).  
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 The biodiversity (green/brown) roof shall not be used as an amenity or sitting 
out space of any kind whatsoever and shall only be used in the case of 
essential maintenance or repair, or escape in case of emergency.  

   
 The biodiversity roof(s) shall be carried out strictly in accordance with the 

details so approved and shall be maintained as such thereafter.   
   
 Discharge of this condition will be granted on receiving the details of the 

green/brown roof(s) and Southwark Council agreeing the submitted plans.
  

   
 Once the green/brown roof(s) are completed in full in accordance to the 

agreed plans, a post completion assessment will be required to confirm the 
roof has been constructed to the agreed specification.  

   
 Reason:  
 To ensure the development provides the maximum possible provision towards 

creation of habitats and valuable areas for biodiversity in accordance with 
Chapter 15 (Conserving and enhancing the natural environment) of the 
National Planning Policy Framework (2021); Policies G1 (Green 
infrastructure), G5 (Urban greening) and G6 ( Biodiversity and access to 
nature) of the London Plan (2021); Strategic Policy 11 (Design and 
Conservation) of the Core Strategy (2011); and Saved Policy 3.28 
(Biodiversity) of the Southwark Plan (2007). 

 
 
7. (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) Within the first-year of occupation of the building hereby permitted, a 

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

   
 Reason  
 To ensure the proposal complies with Chapter 14 (Meeting the challenge of 

climate change, flooding and coastal change) of the National Planning Policy 
Framework (2021); Policy SI 2 (Minimising greenhouse gas emissions) of the 
London Plan (2021); 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.. Before any above grade work hereby authorised begins, details (1:50 scale 

drawings) of the facilities to be provided for the secure and covered storage of 
cycles shall be submitted to and approved in writing by the Local Planning 



 

46 
 

Authority. Thereafter the cycle parking facilities provided shall be retained and 
the space used for no other purpose, and the development shall not be carried 
out otherwise in accordance with any such approval given.  

   
 Reason:  
 In order to ensure that satisfactory safe and secure cycle parking facilities are 

provided and retained in order to encourage the use of cycling as an 
alternative means of transport to the development and to reduce reliance on 
the use of the private car in accordance with Chapter 9 (Promoting 
sustainable transport) of the National Planning Policy Framework (2021); 
Policy T5 (Cycling) of the London Plan (2021); Strategic Policy 2 (Sustainable 
Transport) of the Core Strategy (2011); and Saved Policy 5.3 (Walking and 
Cycling) of the Southwark Plan (2007). 

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

 
 
 9. Details of Swift nesting boxes / bricks shall be submitted to and approved in 

writing by the Local Planning Authority prior to the occupation of the use 
hereby granted permission.      

   
 No less than six nesting boxes / bricks shall be provided and the details shall 

include the exact location, specification and design of the habitats.  The boxes 
/ bricks shall be installed with the development prior to the first occupation of 
the building to which they form part or the first use of the space in which they 
are contained.   

   
 The Swift nesting boxes / bricks shall be installed strictly in accordance with 

the details so approved, shall be maintained as such thereafter.  
   
 Discharge of this condition will be granted on receiving the details of the 

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

   
 Reason:  To ensure the development provides the maximum possible 

provision towards creation of habitats and valuable areas for biodiversity in 
accordance with Chapter 15 (Conserving and enhancing the natural 
environment) of the National Planning Policy Framework (2021); Policy G6 
(Biodiversity and access to nature) of the London Plan (2021); and Strategic 
Policy 11 (Open spaces and wildlife) of the Southwark Core strategy (2011). 

 
 
 
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) 
 
 

 
 
 10. CPZ PARKING PERMIT EXCLUSION  
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 No developer, owner or occupier of any part of the development hereby 
permitted, with the exception of disabled persons, shall seek, or will be 
allowed, to obtain a parking permit within the controlled parking zone in 
Southwark in which the application site is situated.   

   
 Reason:  
 In accordance with Chapter 9 (Promoting Sustainable Transport) of the 

National Planning Policy Framework (2021); Policy T6 (Car Parking) of the 
London Plan (2021); Strategic Policy 2 (Sustainable Transport) of the Core 
Strategy (2011); and Saved Policy 5.2 (Transport Impacts) of the Southwark 
Plan (2007). 

 
 
11. Prior to works commencing, including any demolition, an Arboricultural 

Method Statement shall be submitted to and approved in writing by the Local 
Planning Authority.  

   
 a) A pre-commencement meeting shall be arranged, the details of which shall 

be notified to the Local Planning Authority for agreement in writing prior to the 
meeting and prior to works commencing on site, including any demolition, 
changes to ground levels, pruning or tree removal.   

   
 b) A detailed Arboricultural Method Statement showing the means by which 

any retained trees on or directly adjacent to the site are to be protected from 
damage by demolition works, excavation, vehicles, stored or stacked building 
supplies, waste or other materials, and building plant, scaffolding or other 
equipment, shall then be submitted to and approved in writing by the Local 
Planning Authority. The method statements shall include details of facilitative 
pruning specifications and a supervision schedule overseen by an accredited 
arboricultural consultant.  

   
 c) Cross sections shall be provided to show surface and other changes to 

levels, special engineering or construction details and any proposed activity 
within root protection areas required in order to facilitate demolition, 
construction and excavation.    

   
 The existing trees on or adjoining the site which are to be retained shall be 

protected and both the site and trees managed in accordance with the 
recommendations contained in the method statement. Following the pre-
commencement meeting all tree protection measures shall be installed, 
carried out and retained throughout the period of the works, unless otherwise 
agreed in writing by the Local Planning Authority.  In any case, all works must 
adhere to BS5837: (2012) Trees in relation to demolition, design and 
construction and BS3998: (2010) Tree work - recommendations.  

   
 Reason  
 To avoid damage to the existing trees which represent an important visual 

amenity in the area, in accordance with Chapters 7 (Ensuring the vitality of 
town centres), 8 (Promoting healthy and safe communities), 11 (Making 
effective use of land) and 12 (Achieving well-designed places) of the National 
Planning Policy Framework (2021); Policy G7 (Trees and Woodlands) of the 
London Plan (2021); Policies SP11 (Open spaces and wildlife), SP12 (Design 
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and conservation) and SP13 (High environmental standards) of the Core 
Strategy (2011), and; Saved Policies 3.2 (Protection of amenity), 3.12 (Quality 
in design), 3.13 (Urban design) and 3.28 (Biodiversity) of the Southwark Plan 
(2007). 

 
 
 12. The Rated sound level from any plant, together with any associated ducting, 

shall not exceed the Background sound level (LA90 15min) at the nearest 
noise sensitive premises.  Furthermore, the Specific plant 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 fully in accordance with the methodology of 
BS4142:2014+A1:2019.  

   
 A validation test shall be carried out and the results submitted to the Local 

Planning Authority for approval in writing to demonstrate compliance with the 
above standard.  Once approved the plant and any acoustic treatments shall 
be permanently maintained 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 accordance with the National Planning 
Policy Framework 2021, Strategic Policy 13 High Environmental Standards of 
the Core Strategy 2011 and Saved Policy 3.2 Protection of Amenity of the 
Southwark Plan (2007). 

 
 
13. Before the first occupation of the building hereby permitted, the refuse storage 

arrangements (ref: ECEP/19/5162/DSWMP02 dated July 2020 by RGP) : 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 Chapters 8 (Promoting 
healthy and safe communities) and 12 (Achieving well-designed places) of the 
National Planning Policy Framework (2021); Policy D4 (Delivering good 
design) of the London Plan (2021); 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). 

 
 
 
 
Informatives 
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Appendix 2: Planning Policies 
 

National Planning Policy Framework (NPPF) 
 
The revised National Planning Policy Framework (‘NPPF’), published on 20 July 
2021, 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. At its heart is a presumption in favour of sustainable 
development. 
 
Paragraph 2 states that the policies in the Framework are material considerations 
which should be taken into account in dealing with applications.  
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 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 
relevant policies are:  
 
Policy SD4 The Central Activities Zone (CAZ)  
Policy SD5 Offices, other strategic functions and residential 
development in the CAZ  
Policy SD6 Town centres and high streets  
Policy D1 London’s form, character and capacity for growth  
Policy D2 Infrastructure requirements for sustainable densities  
Policy D3 Optimising site capacity through the design-led approach  
Policy D4 Delivering good design  
Policy D8 Public realm  
Policy D9 Tall buildings  
Policy D11 Safety, security and resilience to emergency  
Policy D12 Fire safety  
Policy D14 Noise  
Policy E10 Visitor infrastructure  
Policy E11 Skills and opportunities for all  
Policy HC1 Heritage conservation and growth  
Policy SI 8 Waste capacity and net waste self-sufficiency  
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Policy SI 12 Flood risk management  
Policy SI 13 Sustainable drainage  
Policy T1 Strategic approach to transport  
Policy T3 Transport capacity, connectivity and safeguarding  
Policy T4 Assessing and mitigating transport impacts  
Policy T5 Cycling  
Policy T6 Car parking  
Policy T6.4 Hotel and leisure uses parking  
Policy T6.5 Non-residential disabled persons parking  
Policy T7 Deliveries, servicing and construction  
 
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 Policy 1 Sustainable development 
Strategic Policy 2 Sustainable transport 
Strategic Policy 3 Shopping, leisure and entertainment 
Strategic Policy 10 Jobs and businesses  
Strategic Policy 12 Design and conservation 
Strategic Policy 13 High environmental standards.  
 
Southwark Plan 2007 (saved policies) 
 
In 2013, the council resolved to 'save' all of the policies in the Southwark Plan 2007 
unless they had been updated by the Core Strategy with the exception of Policy 1.8 
(location of retail outside town centres). 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: 
 
Policy 1.1 Access to employment opportunity 
Policy 1.4 Employment sites outside the preferred industrial locations 
Policy 1.7 Development within town and local centres 
Policy 1.12 Hotels and Visitor Accommodation  
Policy 3.2 Protection of amenity 
Policy 3.11 Efficient use of land 
Policy 3.12 Quality in design 
Policy 3.13 Urban design 
Policy 3.18 Setting of listed buildings, conservation areas and world heritage sites  
Policy 5.2 Transport impacts 
Policy 5.3 Walking and cycling  
Policy 5.6 Car parking 
 
New Southwark Plan 
 
The New Southwark Plan (NSP) was submitted to the Secretary of State in January 
2020. The Examination in Public (EiP) for the NSP is taking place between February 
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to April 2021 and the amendments within the Proposed Changes to the Submitted 
New Southwark Plan will be considered along with the consultation responses 
received at each stage of public consultation. It is anticipated that the plan will be 
adopted later in 2021 following the EiP, which will replace the saved policies of the 
2007 Southwark Plan and the 2011 Core Strategy.  
 
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. 
 
Policy P12 - Design of places 
Policy P13 – Design quality 
Policy P15 – Designing out crime 
Policy P16 – Tall buildings 
Policy P17 – Efficient use of land 
Policy P21- Borough views 
Policy P27 – Access to employment and training 
Policy P34 – Town and local centres. 
Policy P40 – Hotels and other visitor accommodation 
Policy P49 – Highways impacts 
Policy P50 – Walking 
Policy P52 - Cycling 
Policy P53 – Car parking 
Policy P54 – Parking standards for disabled people and the mobility impaired 
Policy P55 – Protection of amenity 
Policy P56 – Open Space 
Policy P59 - Biodiversity 
Policy P60 - Trees 
Policy P61 - Reducing waste 
Policy P63 - Contaminated land and hazardous substances 
Policy P64 - Improving air quality 
Policy P65 - Reducing noise pollution and enhancing soundscapes 
Policy P66 - Reducing water use 
Policy P67 - Reducing flood risk 
Policy P68 - Sustainability standards 
Policy P69 – Energy 
 
Supplementary Planning Documents 
 
 Design and Access Statements (SPD, 2007) 
 Section 106 Planning Obligations and Community Infrastructure Levy (SPD, 

2015 with 2017 Addendum) 
 Sustainability Assessment (SPD, 2009) 
 Sustainable Design and Construction (SPD, 2009) 
 Sustainable Transport (SPD, 2010) 
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Appendix 3: Planning history of the site and nearby sites 
 

No relevant planning history 
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Appendix 4: Consultation undertaken 
 
Site notice date:  
Press notice date: 08/09/2020 
Case officer site visit date: n/a 
Neighbour consultation letters sent:  20/07/2021 
 
 
Internal services consulted 
 
Design and Conservation Team [Formal] 
Transport Policy 
Environmental Protection 
Ecology 
Highways Development and Management 
Flood Risk Management & Urban Drainage 
Urban Forester 
Waste Management 
Community Infrastructure Levy Team 
Archaeology 
Local Economy 
Transport Policy 
Design and Conservation Team [Formal] 
Environmental Protection 
 
 
Statutory and non-statutory organisations 
 
 
Thames Water 
Environment Agency 
Great London Authority 
 
 
Transport for London 
 
Neighbour and local groups consulted:  
 
 Flat 79 18 Great Suffolk Street London 
 Flat 60 18 Great Suffolk Street London 
 Flat 37 18 Great Suffolk Street London 
 Flat 31 18 Great Suffolk Street London 
 18A Great Suffolk Street London 
Southwark 
 Flat 10 5B Bear Lane London 
 Third Floor 99 Southwark Street London 
 Flat 69 18 Great Suffolk Street London 
 Flat 1 5B Bear Lane London 
 Flat 81 18 Great Suffolk Street London 
 Flat 63A 18 Great Suffolk Street London 
 18B Great Suffolk Street London 
Southwark 

 Flat 12 Holmwood Buildings 97A 
Southwark Street 
 Flat 55 18 Great Suffolk Street London 
 Flat 50 18 Great Suffolk Street London 
 Flat 35 18 Great Suffolk Street London 
 Flat 11 Holmwood Buildings 97A 
Southwark Street 
 Flat 77 18 Great Suffolk Street London 
 Flat 65 18 Great Suffolk Street London 
 Flat 63 18 Great Suffolk Street London 
 Flat 56 18 Great Suffolk Street London 
 Flat 49 18 Great Suffolk Street London 
 Flat 42 18 Great Suffolk Street London 
 Flat 39 18 Great Suffolk Street London 
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 Flat 33 18 Great Suffolk Street London 
 Second Floor 99 Southwark Street 
London 
 Flat 5 Holmwood Buildings 97 Southwark 
Street 
 Flat 87 18 Great Suffolk Street London 
 Flat 2 5B Bear Lane London 
 Flat 8 Holmwood Buildings 97A 
Southwark Street 
 Flat 16 Holmwood Buildings 97A 
Southwark Street 
 Flat 85 18 Great Suffolk Street London 
 Flat 83 18 Great Suffolk Street London 
 Flat 71 18 Great Suffolk Street London 
 Flat 66 18 Great Suffolk Street London 
 Flat 24 5B Bear Lane London 
 Flat 21 5B Bear Lane London 
 Flat 8 5B Bear Lane London 
 Flat 78 18 Great Suffolk Street London 
 Flat 36 18 Great Suffolk Street London 
 5-7 Bear Lane London Southwark 
 Flat 15 Holmwood Buildings 97A 
Southwark Street 
 Flat 10 Holmwood Buildings 97 
Southwark Street 
 Flat 61 18 Great Suffolk Street London 
 Flat 30 18 Great Suffolk Street London 
 Flat 19 5B Bear Lane London 
 Flat 1 Holmwood Buildings 97 Southwark 
Street 
 Flat 80 18 Great Suffolk Street London 
 Flat 34 18 Great Suffolk Street London 
 5A Bear Lane London Southwark 
 Flat 27 18 Great Suffolk Street London 
 Flat 4 Holmwood Buildings 97A 
Southwark Street 
 Flat 2 Holmwood Buildings 97 Southwark 
Street 
 Ground Floor 18 Great Suffolk Street 
London 
 First Floor 99 Southwark Street London 
 Flat 89 18 Great Suffolk Street London 
 Flat 32 18 Great Suffolk Street London 
 Flat 16 5B Bear Lane London 
 Flat 9 5B Bear Lane London 
 Flat 6 5B Bear Lane London 
 Atm Site 18 Great Suffolk Street London 
 Flat 76 18 Great Suffolk Street London 
 Flat 68 18 Great Suffolk Street London 
 Flat 45 18 Great Suffolk Street London 
 Flat 40 18 Great Suffolk Street London 
 Flat 18 5B Bear Lane London 

 Flat 4 5B Bear Lane London 
 Flat 72 18 Great Suffolk Street London 
 Flat 74 18 Great Suffolk Street London 
 Flat 51 18 Great Suffolk Street London 
 Flat 17 5B Bear Lane London 
 Flat 43A 18 Great Suffolk Street London 
 Flat 53 18 Great Suffolk Street London 
 Flat 47 18 Great Suffolk Street London 
 Flat 41 18 Great Suffolk Street London 
 Flat 22 5B Bear Lane London 
 Flat 12 5B Bear Lane London 
 9-11 Bear Lane London Southwark 
 Flat 9 Holmwood Buildings 97 Southwark 
Street 
 Flat 14 Holmwood Buildings 97 
Southwark Street 
 Flat 88 18 Great Suffolk Street London 
 Flat 48 18 Great Suffolk Street London 
 Flat 29 18 Great Suffolk Street London 
 Flat 26 18 Great Suffolk Street London 
 Flat 23 5B Bear Lane London 
 Flat 15 5B Bear Lane London 
 Flat 7 5B Bear Lane London 
 5E Bear Lane London Southwark 
 5C-5D Bear Lane London Southwark 
 Flat 58 18 Great Suffolk Street London 
 Flat 38 18 Great Suffolk Street London 
 Flat 25 5B Bear Lane London 
 13 Bear Lane London Southwark 
 Flat 13 Holmwood Buildings 97 
Southwark Street 
 Flat 82 18 Great Suffolk Street London 
 Flat 73 18 Great Suffolk Street London 
 Flat 62 18 Great Suffolk Street London 
 Flat 59 18 Great Suffolk Street London 
 Flat 52 18 Great Suffolk Street London 
 Flat 46 18 Great Suffolk Street London 
 Flat 14 5B Bear Lane London 
 Flat 5 5B Bear Lane London 
 Flat 28 18 Great Suffolk Street London 
 Flat 70 18 Great Suffolk Street London 
 Flat 67 18 Great Suffolk Street London 
 Flat 64 18 Great Suffolk Street London 
 Flat 44 18 Great Suffolk Street London 
 Flat 3 Holmwood Buildings 97A 
Southwark Street 
 Flat 80A 18 Great Suffolk Street London 
 Ground Floor 99 Southwark Street 
London 
 Flat 57 18 Great Suffolk Street London 
 Flat 43 18 Great Suffolk Street London 
 Flat 13 5B Bear Lane London 
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 Flat 11 5B Bear Lane London 
 Flat 20 5B Bear Lane London 
 Flat 54 18 Great Suffolk Street London 
 Part Ground Floor 99 Southwark Street 
London 
 Flat 6 Holmwood Buildings 97 Southwark 
Street 

 Flat 86 18 Great Suffolk Street London 
 Flat 84 18 Great Suffolk Street London 
 Flat 75 18 Great Suffolk Street London 
 Flat 3 5B Bear Lane London 
 Flat 7 Holmwood Buildings 97A 
Southwark Street 
 

 
Re-consultation:  
 



 

 

Appendix 5: Consultation responses received 
 
Internal services 
 
 
Design and Conservation Team [Formal] 
Transport Policy 
Environmental Protection 
Ecology 
Highways Development and Management 
Flood Risk Management & Urban Drainage 
Urban Forester 
Community Infrastructure Levy Team 
Archaeology 
Local Economy 
Environmental Protection 
 
Statutory and non-statutory organisations 
 
 
Thames Water 
Environment Agency 
Transport for London 
 
Neighbour and local groups consulted:  
 
 Flat 4, Holmwood Buildings, 97a 
Southwark St London SE1 0JE 
 Flat 6 97 Southwark Street London 
 14 Holmwood Buildings Southwark 
Street London 
 Flat 2 97 Southwark Street London SE1 
0JE 

 flat 10 97 southwark street London 
 Flat 3, Holmwood Buildings 97A 
Southwark Street London 
 Flat 20 5B Bear Lane London 
 Flat 21 5B Bear Lane London 
 flat 21 5b Bear Lane London 
 



 

 

 


