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Item No. 1 
Site Address: The Ram Brewery Site Wandsworth High Street SW18 

 
Application 
Number: 

2012/5286     Date 
Registered: 

27/12/2012 

Ward: Fairfield Officer: Toby Feltham 
Application Type Outline 
Proposal: (A)A mixed use development comprising alterations and change of use 

of retained former brewery buildings, demolition of non-Listed Buildings 
and the construction of new buildings 2-12 storeys in height and a 
tower of 36 storeys in height. Provision of 10114sqm of retail (Class 
A1-A4), 661 residential units, continued small scale brewery use (Class 
B2), museum (Class D1), ancillary gym. The creation of public areas 
and river walkway; new and repositioned vehicular and pedestrian 
access points and provision of servicing areas, energy centre and 
basement car and cycle parking.  
 
(B) Listed Building application for the alterations to listed buildings. 
 
(C) Conservation Area Consent for demolition of non-listed buildings. 
Listed buildings fronting Wandsworth High Street, Ram Street, 
Wandsworth Plain and the stables block to remain. 
 
(D) Landscaping reserved matters for river phase 
 
(E) Landscaping reserved matters for brewery phase 
 
(F) Landscaping reserved matters for stables phase 
 

Recommendation 
Summary: 

(A) Grant planning permission 
 
Subject to: 
i) any Direction from the Mayor of London; 
ii)  any Direction from the Secretary of State 
iii) the applicant meeting the costs of preparation, and completion 
of a legal agreement in a form to be agreed by the Borough Planner in 
consultation with the Borough Solicitor, to secure the Heads of Terms 
set out in this report 
 
(B) Grant subject to conditions 
 
(C) Grant subject to condtions 
 
(D) Approve 
 
(E) Approve 
 
(F) Approve 
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SITE DETAILS:   
 
(A, B, C) Ram Brewery, Capital Studios and Duval Works: 3.66 hectares. The site straddles 
the north-south River Wandle on the western and eastern sides. The northern end is bounded 
by Armoury Way and to the south is Wandsworth High Street, Ram Street to the east and 
Wandsworth Plain, to the east. All roads surrounding the site form part of the Wandsworth 
one-way system. The larger, eastern part of the site consists of the former Ram Brewery, and 
includes a number of listed buildings; the Grade II* listed Ram Brewery building, the Grade II 
listed Brewer’s House at 70 Wandsworth High Street, and at the northern end of the site, a 
Grade II listed stables, as well as some later additions from the nineteenth and twentieth 
centuries. The Grade II Listed Brewery Tap public house on the corner of Wandsworth High 
Street and Ram Street lies outside the application site. 
 
The main vehicular access to the existing Ram Brewery site is via Ram Street. Directly north 
of the Ram Brewery site is a site being used to dig out a tunnel to provide additional below 
ground electricity infrastructure  and some single-storey industrial/ commercial units 
(previously used as a van hire centre/ garage), with the gasholder just beyond in Swandon 
Way to the north east of the site. All of this area is designated as a Locally Significant 
Industrial Area. Barchard Street to the east contains a 2 storey terrace on the northern side of 
Barchard Street, which is Locally Listed with The Grapes at the far eastern end being Grade II 
Listed. Further south along the eastern boundary of the site is Shoreham Close with its two 
and three storey houses and the part single/ part two storey Salvation Army building on the 
corner with Ram Street. At the southern end of the eastern boundary of the site are the 8-
storey Council offices and a row of commercial units with residential above fronting 
Wandsworth High Street (3-storey). The Old Town Hall to the east of the New Town Hall is a 
Grade II Listed Building. To the south-east of the site on the opposite corner of the road 
junction are generally three storey buildings; which includes the Grade II Listed Spread Eagle 
Public House, Friends Meeting House and South Thames College in Wandsworth High Street 
and Wandsworth Museum in Garratt Lane. To the south of the site are Sudbury House (A 26-
storey residential block of flats) and the Southside Shopping Centre, which has planning 
permission for improvements to the existing buildings and landscaping. 
 
The smaller western part of the site consists of commercial buildings previously associated 
with a film production company (Capital Studios), with access from Wandsworth Plain, and 
the light industrial buildings of an engineering company (the Duval Works), with access from 
Armoury Way. This site consists of a large brick building of 3 to 4-storeys, two smaller 
buildings and car parking. Now within the site, in Wandsworth Plain are the three storey (plus 
basement) Grade II* Listed buildings, 1-6 Church Row. 7-9 Church Row to the north of 1-6 
are three storey Grade II Listed Buildings. All the buildings have formerly been used as 
offices. To the rear of 1-6 Church Row fronting the River Wandle are single/two storey storage 
buildings. Vehicular access is gained from Wandsworth Plain. To the south of 1-6 Church 
Row is the Grand Union public house and its garden which backs onto the River Wandle. 
Beyond this, fronting Wandsworth High Street, is a terrace of two/three storey buildings with 
shops/ restaurant/take-away uses at ground floor and residential above. 
 
The Grade II* Listed All Saints Church is located on the opposite/western side of Wandsworth 
Plain. Further north on the western side of Wandsworth Plain (opposite the Capital Studios 
site) are 4 storey residential flats (with basements). To the north of the Capital Studios site 
are residential properties of 4-storeys, stepping down to a 3-storey building used as offices, a 
2-storey residential house and finally The Armoury Public House on the corner, which is a 
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Locally Listed Building. To the north east of The Armoury Public House adjacent to the River 
Wandle is the Grade II Listed Building Wentworth House, Dormay Street. The River Wandle 
runs through the middle of the application site in a north to south direction and joins the River 
Thames 500m to the north of the site.  
 
The site is located within Wandsworth Town Centre, Wandsworth Town Conservation Area, 
Flood Zone 2/3a, an Archaeological Priority Area. The site falls within HSE Zones 2 and 3 
(middle and outer zones) of the Wandsworth gasholder site, which is to the north-east. The 
Ram Brewery/Capital Studios/Duval works part of the site (not 1-9 Wandsworth Plain and the 
single/two storey buildings to rear) is located within a Mixed Use Former Industrial 
Employment Area and is identified within the Site Specific Allocations Document. The 
proposed submission version (May 2013) includes 1-9 Wandsworth Plain and the single/two 
storey buildings to rear within the site and provides updates regarding CIL and Section 106 
contributions. The site is located adjacent to the Wandle Valley Regional Park and within a 
decentralised energy opportunity area. 
 
Reference maps for the site have been produced in association with this section to assist in 
identifying the proposed buildings on site. All abbreviations, reference maps and tables have 
been labelled below. 
  
Abbreviations 
AGL: Above Ground Level 
ALARP: As Low As Reasonably Practical 
AOD: Above Ordnance Datum 
BRE: Building Research Establishment 
BREEAM: Building Research Establishment Environmental Assessment Method 
CAC: Conservation Area Consent 
CCHP: Combined Cooling, Heating and Power 
CfSH: Code for Sustainable Homes 
CHP: Combined Heat and Power 
CIL: Community Infrastructure Levy 
CCS: Considerate Constructor Scheme 
CPZ: Controlled Parking Zone 
CSH: Code for Sustainable Homes 
DDA: Disability Discrimination Act 
DMPD: Development Management Policies Document 
EA: Environment Agency 
EH: English Heritage 
EIA: Environmental Impact Assessment 
EMP: Environmental Management Plan 
ES: Environmental Statement 
FRA: Flood Risk Assessment 
GEA: Gross External Area 
GIA: Gross Internal Area 
GLA: Greater London Authority 
HGV: Heavy Goods Vehicle 
HRPH: Habitable Rooms Per Hectare 
HSE: Health and Safety Executive 
LBC: Listed Building Consent 
LDF: Local Development Framework 
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LPA: Local Planning Authority 
NPPF: National Planning Policy Framework 
MUFIEA: Mixed Use Former Industrial Employment Area 
PADHI: Planning Advice for Developments near Hazardous Installation 
PTAL: Public Transport Accessibility Levels 
QRA: Quantified Risk Assessment 
SRI: Scaled Risk Integer 
TfL: Transport for London 
TOR: Tolerability of Risk 
WBC: Wandsworth Borough Council 
WCAAC: Wandsworth Conservation Area Advisory Committee 
 
Plans and Tables 
Map 1: Ram Brewery, Capital Studios/Duval works/1-9 Wandsworth Plain site showing the 
outline of the site and labelling of each of the blocks. 
Table 1: Buildings and Storey Heights  
Table 2: Other Figures 
Table 3: Heads of Terms for Section 106 Agreement: Financial Contributions 
Table 4: Heads of Terms for Section 106 Agreement: Non-Financial Contributions 
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MAP 1: SHOWING BLOCK NUMBERS 
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CONSTRAINTS:   
 
Wandsworth Town Centre 
Wandsworth Town Conservation Area 
Archaeological Priority Areas 
Grade II* 
Grade II 
Wandsworth Gasholder Station: HSE Zones 2 and 3 (middle and outer zones) 
Flood Zone 2: Medium flood risk zone 
Flood Zone 3a: High flood risk zone - 1 in 100 or greater probability of flooding each year 
Flood Zone 3b: Functional floodplain 
Thames Tideway Tunnel Safeguarding 
 
RELATED PLANNING APPLICATIONS (HISTORY):   
 
June 2010: Called In- Refused: Ram Brewery, Capital Studios, Duval Works: Demolition of a 
number of buildings. Alterations to retained Listed Buildings including change of use to 
commercial and community uses. Erection of 8 new buildings comprising: 1) two towers at the 
northern end of Ram Brewery site up to 32 and 42-storeys in height with retained listed Stable 
Block and new 3-storey building fronting Armoury Way; 2) 2 to 9-storey buildings consisting of 
4 residential blocks above first/second floor level, oriented north/south in centre of Ram site. 
3) 4 to 6-storey building to the south-west corner of the Ram site. 4) 4 to 9-storey building on 
the Capital Studios and Duval Works site consisting of two residential blocks above first floor 
level 5) 9 to16-storey building on Capital Studios/ Duval works site fronting Armoury Way; 
provision of 829 residential units; provision of 12,204 sq.m of shops, bars and restaurants; 
2226sq. m of office space; 2673sq.m of community and leisure uses; 473sq.m of showroom 
space and 909 sq.m for micro-brewery. Underground parking for 415 residents’ vehicles, 77 
commercial/public vehicles and 1008 cycles. Alterations to the River Wandle. Conclusion: the 
benefits of the proposed development would be outweighed by the harm caused by the 
overdominance of the towers and the risk to the safety of their occupants. 
June 2010: Called In- Refused: Listed Building application for the alterations to Listed 
Buildings. 
June 2010: Called In- Refused: Conservation area consent for demolition of non-listed 
buildings. Listed buildings fronting Wandsworth High Street and Ram Street as well as the 
stables block to remain. 
 
Ram Brewery: Numerous applications related to the Brewery site. Most recent and relevant: 
2000: p.p. and LBC demolition and alterations of buildings, extensions and new buildings 
within the brewery, in connection with changes to storage and loading facilities, offices, 
access and traffic circulation. 
2004: p.p. and LBC refused: demolition of canteen, loose- boxes and wings of stable building. 
Provision of hard standing areas for HGV and storage to replace the areas above and the 
horse exercise area (reason for refusal: The demolition of the wings of the Grade 2 Listed 
stable block and the loose boxes would be detrimental to the special architectural and historic 
interest of the stable block and to the character and appearance of the Wandsworth Town 
Conservation Area. The demolition of the canteen block would be detrimental to the setting of 
the individually listed buildings on the site and would not preserve or enhance the character 
and appearance of the Wandsworth Town Conservation Area. Special circumstances have 
not been satisfactorily demonstrated to justify demolition). 
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2004: p.p. and LBC withdrawn: demolition of canteen, loose boxes and wings of stable 
building and provision of hard standing areas for HGV and storage to replace demolished 
buildings and to replace the horse exercise area to improve site safety and reduce on-site 
congestion.  
June 2007: p.p. removal of all stainless steel cladding covering slate fermenting vessels on 
first floor of Tun Room leaving slate structure in place. Removal of flat copper Wort Cooler 
above Hot Liquor tanks 4 and 5 on top floor of building adjacent to Ram Street and Brewery 
Tap Yard. Removal of Malt Mills 2 and 3 at upper level of Mash Tun building. Removal of four  
stainless steel water tanks within the Braithewaite tank enclosure above south brewery 
building requiring partial removal of the Braithewaite enclosure and its bracing when 
reinstated. 
 
Capital Studios: Recent relevant history: 
2000: p.p. removal of a metal shed in the car park, in connection with a proposed 3-storey 
office/store building which would replace it. 
2000: p.p. 3-storey prefabricated building for use as offices and storage in connection with the 
studios, to replace and enlarge upon the existing metal shed. 
2002: p.p. extension on four floors on north side of building facing Wandsworth Plain, 
including alterations to window openings. 
2006: p.p. extension of existing studio/workshop building to provide additional storage. 
 
Duval works: No recent relevant history. 
 
1-9 Church Row, Wandsworth Plain: Recent relevant history: 
2002: p.p. Demolition of existing front boundary walls; erection of new gates and railings; 
widening of the vehicular entrance between 1and 2 Church Row; alterations to front of 2 
Church Row comprising re-alignment of steps; removal of 3 pollarded Lime trees on Church 
Row frontage and the installation of flag poles.  
August 2005: (7-9 Church Row) p.p. and l.b.c Alteration and refurbishment in connection with 
the conversion of the main frontage building to form 5 flats. Refurbishment with alterations 
and conversion of rear two-storey building into 4 one-bedroom flats. Erection of a three-storey 
building fronting river to form 3 one-bedroom flats. (not implemented) 
 
Cockpen House: November 2010: Call In decision (considered at same Call In Inquiry as 
Ram Brewery site)- p.p. Demolition of all existing buildings. Erection of 5 to16-storey buildings 
plus basement made up of a 5-storey building to the rear, stepping up to a 10-storey building 
along Buckhold Road with the 4-storey element and 16-storey tower facing King George’s 
Park along the new pedestrian route to Hardwicks Square. Provision of 207 flats. 1010sq. m 
of commercial space including shops, community uses, offices, bars and restaurants. 
Underground parking for 78 vehicles and 206 cycles. Planning permission granted subject to 
Section 106 agreement, which included 11% affordable housing and £5,791,000 towards the 
re-routing of the Wandsworth gyratory. 
 
APPLICATION DETAILS:   
 
The planning application is technically an outline application but takes the form of what is 
often described as a ‘hybrid’ application because the level of detail submitted in relation to 
various elements of the scheme vary.  To be precise, the proposals have been submitted in 
three phases:  Phase 1, 2 and 3.  
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Phase 1 consists of three parts: 1) The Brewery Phase which comprises the southern part of 
the Ram Brewery site, including the area around the listed buildings, Blocks 1, 2, 3A and the 
riverside area abutting Wandsworth High Street on the western side of the River Wandle; 2) 
The River Phase: which includes the River Wandle and its banks and; 3) The Stable Phase, 
which includes the area around the Stable block. This phase is submitted in full detail and is 
explained later in the report.  
 
Phase 2 comprises the central part of the Ram Brewery site and includes all the parts of the 
Ram Brewery site not included in Phase 1. This is submitted in outline but includes full details 
of access, appearance, layout and scale. Landscaping is shown indicatively for this part of the 
site.  
 
Phase 3 comprises Capital Studios, Duval Works and 1-9 Church Row, Wandsworth Plain to 
the west of the River Wandle. This is submitted in outline but includes full details of access, 
appearance, layout and scale. Landscaping is shown indicatively for this part of the site.  
 
Amended replacement landscape details and drawings have been submitted in relation to 
changes to each part of Phase 1 which include changes to footprint of proposed buildings, 
configuration of the site at ground and roof levels and additional planting of three trees. 
 
Much of the western part of the Ram Brewery site and the area to the west of the River 
Wandle is proposed to be raised by up to approximately 1m to 5.45AOD. The site levels over 
the remainder of the Ram Brewery site would remain as existing at 4.50AOD. Steps and/or 
slopes would be provided between the two levels. The Stables block would remain at the 
same height as currently. It is not now proposed to be raised as it was in the previous 
application. The unlisted canteen building (6m wide, 27m deep and 8.6m high) built between 
1900-1935 would be demolished. This was proposed to be retained in the previous planning 
application. 
 
Table 1- Buildings and storey heights 
Building  Proposed height 
Block 1 4-storeys 
Block 2 6-storeys 
Block 3A 5-storeys 
Block 3B 6-8-storeys 
Block 3C 5-8-storeys 
Block 4D 3-5-storeys 
Block 4E 7-storeys 
Block 4F 6-storeys 
Block 5 36-storeys 
Block 6 6-storeys 
Block 7 1-storey 
Block 8 1 storey 
Block 9 5-12-storeys 
Block 10H 5-6 storeys 
Block 10J 10-storeys 
Block 10K 10-storeys 
Block 11 3-storeys 
Block 12 4-storeys 
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Block 11- The Grade II/II* listed brewery complex made up of the Brewery Tap public house; 
The Brewhouse; Mash Tun Building Unit; the Grain Receiving Unit; the Boiler House and 
Chimney House; and The Former Porter Tun on the south eastern part of the site would be 
retained and refurbished, these include the buildings facing Wandsworth High Street and the 
buildings along Ram Street. Works to the listed buildings include, the removal of vessels and 
tuns; a glass enclosure to the Mash Tun building to replace water tanks; new lifts and 
staircases; new entrances; and general repairs to the buildings. The more modern industrial 
buildings from the internal part of this site are to be removed to open up the space as a 
courtyard with areas of seating and space to be used for market purposes and in connection 
with 1168sqm of ground floor Class A1/A3 (retail/restaurant) uses (providing 480sq.m of 
outdoor space). A 859sqm ground to third floor micro-brewery and brewery museum is 
proposed. This part of the site would remain at current site levels. 
 
Block 1- Located at southern part of Ram Brewery site to east of River Wandle- L-shaped 4 
storey building max. 16m by 17.5m by max. 17m height. 156 sqm A3 use/ residential 
entrance/refuse store at ground floor with 9 residential units above. 
 
Block 3A- Located towards the south of the Ram Brewery to the east of River Wandle- 
rectangular building 15m by 24.2m by max. 29.3m height. 264sqm A3 use/ residential 
entrance/refuse store at ground floor level with 12 residential units above. 
 
Block 2- Located to north-west of Brewery buildings, 6 sided pitched roof building a maximum 
of 43m by 14m by 24.6m height. 440sqm of A1 retail units. residential entrance/ refuse store 
at ground floor with 30 residential units above. 
 
Block 3B/3C- Located on western side of Brewery site is Block 3B/3C, with block 3B fronting 
the River Wandle and block 3C fronting the western side of the north-south route. Blocks 3B 
and 3C are joined at the ground floor (51m wide and 86.5m length) providing single height 
retail (previous scheme incorporated double level of retail) with A3 units facing the River 
Wandle and A1 retail units facing the main route. Residential entrances and bin stores are 
accessed from the north and south sides. Blocks 3B and 3C at first floor and above are 
separated by 16m to 20.5m. On the first floor, 10m from the southern end of the building is a 
two storey pavilion building measuring 18m by 12.5m by 5.9m in height and a two storey 
pavilion building measuring 16.5m by 12.5m, set 12.5m from the northern end of the building. 
This would provide 3 areas of roof garden at first floor level measuring 104sqm, 320sqm and 
178sqm and 2 areas of roof garden at third floor level on top of the pavilion buildings 
measuring 131sqm (dedicated 0-5 year olds play space) and 146sqm (dedicated 5-10 year 
olds play space). This would form 879sq.m roof garden including 277sq.m of dedicated play 
space. Block 3B is 10.5-17m wide, 75m in length and max.21.1m- 27.4m high above ground 
level (6-8-storeys in total) which includes a 6.1m high 2 storey pre-patinated copper clad 
vertical roof set back 2m from the western/river facing elevation, 2.2m from the southern 
elevation and 2.4m from the northern elevation. Approximately half way along block 3B is a 
2.9m wide set back element which provides a visual break between the northern and 
southern parts of the block. Block 3C is 12-16.5m wide, 86.5m length to a maximum height of 
28.3m above ground level including a zinc clad 6m high vertical roof set back 1.5m from the 
eastern elevation/central route, 5m at the southern end and 4.2m at the northern end (8-
storeys in total with 5-6 storey elements at the northern and southern ends) providing a total 
of 139 residential flats. Total of 1102sq.m of Class A1 uses and 1301sq.m of Class A3 uses. 
Provision of 1558sqm of brown roof. Materials: glazed ground floor shopfronts, yellow stock 
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brick above and pre-patinated copper and zinc roofs, some timber cladding to the riverside 
elevation and projecting glazed balconies.  
 
Block 10H/10J/10K- Located on the eastern side of the Brewery site is Block 10, with Block 
10J fronting the eastern side of the main route, Block 10H facing Ram Street, and Block 10K 
at the northern end of Block J. Access in and out to the ground floor service area of this 
building is via Ram Street. The blocks are separated by 10-18m forming 535sq.m of roof 
amenity space including 107sq.m of dedicated play space. Block 10H is 9-11.5m wide, 62m 
long and max. 19.4m-25.4m in height (5-7 storeys in total) with residential above. Block 10J is 
15.5m wide, 54m in length and max.34.2m in height (up to 10-storeys in total) including 2 
storeys (6.1m) of pre-patinated copper roof. Block 10K is 13m wide, 32m in length and 34.2m 
in height (up to 10 storeys in total) including 1 storey (3.1m height) of pre-patinated copper 
roof. A 2.8m wide strip of pre-patinated copper and windows separates these two buildings. 
These blocks are joined at the ground floor (maximum 49.5m wide and 66.5m in length) that 
provides 585sqm of A1 retail units facing the main route at ground floor with 120 residential 
units above. Materials: brick cladding to match adjoining heritage buildings with reconstituted 
stone elements, timber brise soleil; with clear and opaque glazing to the top floor; glazed shop 
fronts. Provision of 792sq.m of brown roof. Materials: brickwork punctuated by windows of 
varying proportions with some elements of timber and vertical pre-patinated copper roof. 
 
Block 12- Located to the north of Block 10 and connected by a single storey element above 
the access to the basement car park to Block 10 with 12 residential units above the 238sqm 
of A1/A3 retail/restaurant  (2 units). Block 12 is 12.5m wide, 33.5m in length and max. 16.3m 
in height (up to four storeys). Materials: terracotta battens on wall and roof.  
 
Block 9- north-eastern corner of the Ram site on corner of Armoury Way and Ram Street, 
Block 9 is part 5/ part 10/ part 12 storeys (18.2m, 33.6m, 39.7m high), 28.5m wide and 27.5m-
32m deep broadly square shaped with set back element between the 5 and 10 storey 
elements. 585sqm of A1 retail units (2 units) and the residential entrance/refuse store are 
proposed at ground floor. 66 residential units above, which would be provided as affordable 
housing, consisting of 36 no. 1 bedroom units, 12 No. 2 bedroom units and 18 No. 3 bedroom 
units. Provision of 362sqm of brown roof. Materials: Two stock brick clad blocks of 5 and 10 
storeys separated by 3.9m wide copper panels with punched windows. The buildings are 
connected by a two to seven storey pre-patinated vertical copper roof which is set back from 
all sides and when combined with the brick elements below would be a total of 12 storeys. 
The 10 storey brick eastern elevation faces towards Barchard Street and the 5 storey brick 
and 7 storey roof western elevation face the Stables block. 
 
Block 8- Grade 2 Listed Building, max. 8.2m in height to ridge. The stalls within the single 
storey Grade II Listed stable block would be retained. New openings are proposed. To be 
used for total of 1230sqm of Class A1/A3 use with a central courtyard used for outside 
seating for Block 7/8. This building is no longer proposed to be raised, as it was in the 
previous planning application. Block 7- north of the Stable block and linked to it via a glazed 
link, fronting Armoury Way, Block 7 is single storey (5-8m high), 58.5m wide and 15.5m deep. 
Proposed as support facilities for the stables to function as a retail/restaurant use (A total of 
1230sqm when combined with Block 8). Materials: The frontage to Armoury Way would be 
glazed with wall above and to the side clad in horizontal timber panels with zinc pitched roof/ 
rooflights over. 
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Block 6- between Stable Block and River Wandle is an irregularly shaped five-sided building, 
6 storeys (max. 23m high), 40m deep by max 15m-23.5m in width with 538sqm of A3 
restaurant uses fronting the River Wandle and a single storey element incorporating the 
residential entrance and refuse storage with 30 residential units above. Materials: Separated 
into five glazed elements with timber with pitched roofs over and glazed balconies fronting the 
river, horizontal timber screens fronting the Stable block and cladding with punched windows 
to the Armoury Way elevation.  
 
Capital Studios site, all existing buildings are to be demolished. The following are proposed: 
 
Block 5- Located on the Capital Studios part of the site to the north-western part of the overall 
site adjacent to Armoury Way and the River Wandle, the 36 storey tower is triangular shaped, 
although the corners are cut away. The length of each side of the triangle is 28m. The 
maximum dimension across the broadly triangular part of the building is 39m. To the north 
fronting Armoury Way is a 3 storey projecting glazed element measuring 28m by 4m by 11.7m 
in height. The tower would be a maximum 115.7m in height (this compares to a 144.5m 
height of the tallest tower within the previously refused scheme). This would include 166 flats. 
The base of the tower would include the residential entrance and 432sqm of A1 retail uses. 
Part of the first and second floors would include a residents only cafe and gym. Amenity 
space is provided in the form of balconies to flats from the 3rd level to level 26 on the north 
facing elevation, up to level 18 facing south-west. 3rd to 9th level on east facing elevation. 
The flats above these levels would not include amenity space. The towers would be clad in 
clear and opaque glass panels with stainless steel framed glass balustrades and wooden 
screens. 
 
Block 4D/4E/4F is an irregularly shaped 4-sided building located between the Listed terrace of 
1-9 Church Row and the proposed 36 storey tower. It is proposed to be 3-7 storeys fronting 
Wandsworth Plain and to the east fronting the River Wandle. The Wandsworth Plain frontage 
would follow the future road alignment. It would consist of 188sqm of A1 retail uses and 
318sqm of A3 uses, residential entrances/ refuse stores and a servicing area at ground floor 
accessed from Wandsworth Plain. The building is a maximum of 47.5m wide by 58.5m by 
13.2m-25.5m in height. At first floor level and above are residential properties around the 
perimeter of the building separated by a distance across the communal gardens of 15m-
18.5m. A communal roof terrace is proposed at fourth floor level. Blocks 4D and 4E were 
initially proposed as affordable housing providing 39 residential units, but are now proposed 
as private housing. In the central part between the total 63 residential units is 376sqm of 
communal amenity space, which is open to the south. Materials: light grey and dark grey 
bricks and zinc cladding at the 6th/7th storeys with Georgian window proportions. The 
northern windows incorporate vertical timber louvres.  
 
1-9 Church Row, Wandsworth Plain: 
 
This part of the site consists of the frontage Listed buildings (max. 11.5m in height), which are 
to be retained. The later built buildings to the rear will be retained apart from the parts of the 
buildings which are 10m from the River Wandle, which would be demolished to create a 7.5m 
riverside walk. Other than the part-demolition of the rear buildings and provision of the 
riverside walk, there are no proposals for these buildings as part of this application. 
 
Proposed Dwellings (Gross) by Tenure and Size 
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Unit Size 
Tenure 

Studio 1 bedroom 2 bedroom 3 bedroom 4+ bedroom 
Total 

Market 31 196 213 141 14  
Social Rent 0 0 0 0 0  
Intermediate 0 36 12 18 0  
Total       
 
Proposed Floorspace by Use 

Floorspace sq ms GIA Use 
Existing Proposed Net 

Market Housing 128 64140  
Social Housing 0 6604  
Office (A2, B1) 22859 0  
Retail (A1, A3-A5) 0 9317  
Education or Health 0 0  
Other 0 1366  
Total    

 
Table 1: Other Figures Ram Brewery, Capital Studios and Duval Works 
A1/A3 uses (GIA) A1- 5253sqm, A3 4064sqm 
Communal Amenity Space 2770sqm 
Balconies 4304sqm 
Car parking 248 residents 
Cycle Parking 1212 
Public realm 12136sqm 
Designated Play Space 710sqm 
Density (without 1-9 Church Row) 854 hrph, 301 units ph 
Density (with 1-9 Church Row) 782hrph, 275 units ph 
Plot Ratio 2.69:1 
 
In the Call-In scheme, density was 894 hrph, although methodology for calculating this has 
changed since then. The site area for the density calculation now excludes the River Wandle 
as it is now based on the Council’s Housing SPD (adopted December 2012). Previously plot 
ratio was 2.91:1. 
 
The development would provide 32 studio units, 229 No. 1 bed units, 227 No. 2 bed units, 
159 No. 3 bed units and 14 No. 4 bed units. 66 shared ownership units are now proposed as 
affordable housing within Block 9 representing 10% of the total housing being provided. In 
addition, either an additional 1% or £1.2m would be provided if growth of more than 5% above 
inflation is achieved. All residential units would be built to Lifetime homes and over 10% of the 
units would be wheelchair compliant or adaptable. 
 
Overall both sites would provide approximately 1.21 hectares of public open space at ground 
level. The public realm would provide pedestrian permeability through the site, and access to 
the River Wandle. It would provide linkages between the site and Wandsworth Town Centre 
and the River Thames and Wandsworth Town railway station. There are a total number of 8 
ramps at a gradient of approximately 1 in 20 to provide for disabled access around the site. 
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The public realm areas would include a river walkway, two heritage squares located adjacent 
to the stables and the main Brewery complex and two other more intimate spaces and the 
larger central plaza which would be the focus for retail on the site. A mature tree on the 
frontage to Wandsworth High Street would be retained with additional new tree planting. 
Three trees are proposed to the rear of the Church Row properties, three to the corners of the 
tower, 6 along the Armoury Way frontage on the Ram site, 13 along the Ram frontage, two in 
the Brewery square area and one in the square to the west of the Brewery square. These 
would replace the existing 27 trees on the site, which includes 4 street trees. 
 
The area fronting the River Wandle would be the focus for the cafe/restaurant uses, 
incorporating some bar/pub uses (A4). The development proposals include the re-profiling of 
sections of the River Wandle. The river edge would be terraced to allow planting of native 
aquatic and wetland species. A river walk of between 4.5m to 10m would be created on both 
sides of the River Wandle to allow access for maintenance works to flood defences as well as 
the creation of the river walk. Three footbridges are proposed to provide pedestrian links 
across the River Wandle; one to the south of the site providing a link between the small 
section of land owned by the Environment Agency located off Wandsworth High Street and 
the Ram Brewery site; one in the centre of the site linking the pedestrian pathway from 
Wandsworth Plain to the Ram Brewery site and one to the north of the site providing a link 
between the proposed tower and the Ram Brewery site.  
 
Total number of estimated children from the residential part of the development is 80. A total 
of 710sqm of playspace is proposed. 500sqm of playspace is proposed within Blocks 3, 4 and 
10 for ages 0-5. 210sqm is proposed within Block 3 for ages 5-10. Provision for ages 11-15 
would be provided within the proposed public realm and in nearby adjacent public parks. 
Some of the open landscape space within the masterplan should facilitate playable space, 
within the multifunctional open space. Naturalistic play environments would be integrated with 
their surroundings. 317 sqm of gym use would be provided on part of the second floor of the 
tower. 
 
All servicing to the Brewery part of the site will be provided at grade via a new service yard 
accessed from Ram Street. This would also contain waste compactors. Temporary refuse 
collection points would be provided throughout the site. The site management would move 
these to the Ram Brewery and Capital Studio’s Service Yard. All routes through the site at 
ground level are pedestrianised but are designed to allow access for emergency services and 
maintenance vehicles. All car parking, residents’ motor bike bays, cycle parking and plant 
would be within the basements. Eleven new pedestrian access points are proposed into the 
development. There would be two north-south pedestrian routes through the site along the 
river and through the centre of the Ram Brewery site. In addition, the pedestrian route to 
Wandsworth Plain would be provided from the river to Wandsworth Plain at the western edge 
of the site. The new river walk being created on the east and west banks of the River Wandle 
would link to the existing Wandle trail which provides pedestrian and cycle connections with 
the River Thames and from the southern part of Wandsworth Town Centre. New 
entranceways into the site are to be created from Armoury Way to the base of the tower, the 
river and to the rear of the Stable Block. Three pedestrian access points would be created to 
Ram Street to the east. Cyclists would be permitted to pass through the site along the 
pedestrian routes when safe to do so. 
 
A single storey basement would be constructed in the middle of the Ram Brewery site, with a 
much smaller basement element below for plant and a separate single storey basement 
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across much of the Capital Studios site to provide space for servicing, car parking, cycle 
parking, storage and plant. The basement would be excavated to a depth of 3.4m-4.4m below 
ground level with the double storey element 7m below ground level. Underground parking 
provided for 248 residents’ vehicles (including 27 spaces for disabled users) and 1212 cycle 
spaces, 1108 of which would be for residents, with the remainder for customers and 
employees. It is also proposed to include charging points for electric cars within the 
basements. 
 
Community Infrastructure Levy Estimate 
CIL Estimate 
Mayoral Borough 
£3,652,647 £16,520,019 

 
Mayoral Community Infrastructure Levy (CIL) 
 
The estimated amount of Mayoral CIL for this development is £3,652,647. The actual amount 
of CIL can only be confirmed once all relevant details are approved and any relief claimed. 
 
Wandsworth Community Infrastructure Levy (CIL) 
 
The estimated amount of Wandsworth CIL for this development is £16,520,019. The actual 
amount of CIL can only be confirmed once all relevant details are approved and any relief 
claimed. 
 
Based on proving occupation of all existing floorspace, total Estimate CIL Liable Amount for 
Total Development: £20,172,667 This includes a reduction of £2,079,573 due to Social 
Housing Relief (Wandsworth Social Housing Relief: £1,732,978, Mayoral Social Housing 
Relief: £346,595). The sum of 22,828sqm of existing floorspace (including both retained and 
demolished) throughout the necessary phases amounts to £5,477,741.97. This figure is not 
therefore subtracted from the figure below which incorporates no proof of occupation, as per 
the next paragraph.  
 
Based on proving no occupation of existing floorspace, total CIL Liable Amount for Total 
Development: £25,650,408.97. This includes a reduction of £2,079,573 due to Social Housing 
Relief (Wandsworth Social Housing Relief: £1,732,978, Mayoral Social Housing Relief: 
£346,595). 
 
The actual amount of CIL can only be confirmed once all relevant details are approved, any 
relief claimed and at the time in which planning first permits development for each phase. 
 
Wandsworth & Mayoral Community Infrastructure Levy (CIL) Social Housing Relief 
Subject to the Council’s acceptance of a completed ‘Exemption or Relief Form’, as a 
development that includes a provision of social housing, this development could qualify for 
social housing relief from the CIL liable amount under Regulation 49 of the Community 
Infrastructure Levy Regulations (as amended by the 2012 Regulations). 
 
The total CIL liable amount is the sum of all CIL liable phase of development. Each CIL liable 
phase is calculated independently from subsequent phases under Regulation 40, and 
Regulation 50 where necessary. 
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The applicant has submitted the following reports in support of their application in addition to 
the Environmental Statement, which is summarised at the end of this report in Appendix 1. 
 
Outline Landscape Strategy: The ground level is mainly hard landscaping fully accessible for 
all users. Areas for movement and yards would be differentiated with different materials, 
street furniture and trees carefully located. The Ram Street entrance would incorporate a long 
linear water feature. Yards would incorporate different cobble sizes and colour. The interior 
materials would be extended into the public realm to highlight the retail entrances. The edges 
of both river banks would be greened and a series of different spaces would be created along 
the river. Art would be embedded along the riverside, including an art trail which would extend 
into the Brewery buildings space and to the Stables Block and to Wandsworth Plain and 
would incorporate keystones from the Surrey Iron Railway as well as trail markers and paving 
relating back to the brewery uses. Experienced contemporary artists and cultural partners 
would be engaged to create modern public art that connects people to place in innovative 
ways. Futurecity has developed in more detail the heritage settings and integration of art 
within the “Ram Brewery Cultural Strategy”. Ecology and biodiversity would be 
accommodated by the river, trees, raised courtyards, green walls and green roofs and habitat 
refuges to attract birds, invertebrates, reptiles and mammals The spaces will need to provide 
multifunctional, flexible and sustainable open space that can accommodate a wide range of 
activities, such as: cafes, seating areas, respite, informal playable areas and strolling along 
the Wandle. A few larger trees are proposed. The raised communal gardens are mainly soft 
landscaping, including trees, grasses, hedges and other plants. Total number of estimated 
children is 82. 480sqm of play space is proposed within Block 3 and Block 10 for ages 0-5. 
210sqm is proposed within Block 3 for ages 5-10. The 130sqm required for ages 11-15 would 
be provided within the proposed public realm and in nearby adjacent public parks. Some of 
the open landscape space within the masterplan should facilitate playable space, within the 
multifunctional open space. Emphasis shall be on providing exciting and naturalistic play 
environments integrated with their surroundings. Seating, lighting, signage, bins, cycle stands 
and space for Transport for London’s Cycle Hire stands are proposed. Appendices: Tree 
report: Two trees fronting Wandsworth High Street are proposed to be retained. 27 trees 
would be removed. A maintenance and management plan is proposed to maintain the 
landscaping. 
 
Brewery Phase Landscape Reserved Matters: This provides reserved matters details of the 
proposed landscaping for the Brewery Phase of the Ram Brewery development and is 
provided further to the outline proposals above. Granite setts and slabs and new trees/soft 
landscaping are proposed with art trail and street furniture. 
 
Stables Square Phase Reserved Matters: This provides reserved matters details of the 
proposed landscaping for the Stables Square Phase of the Ram Brewery development and is 
provided further to the outline proposals above.  Granite setts and slabs and cobblestones are 
proposed with three English oak trees along the Armoury Way frontage. The Stables square 
would form part of the art trail. 
 
River Phase Reserved Matters: This provides reserved matters details of the proposed 
landscaping for the River Phase of the Ram Brewery development and is provided further to 
the outline proposals above. Granite setts and slabs, including re-use of existing materials, 
with an English Oak fronting Armoury Way and two European Alders between the River 
Wandle and the corners of the tower. Planting proposed to each side of the river to include 
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rushes, willows, reeds, roses, irises, reedmace, Osier and honeysuckle, incorporating 
stepped water plant bed. All of the eastern side and part of the western side would form part 
of the art trail. Seating proposed adjacent to the river and signage proposed adjacent to 
Armoury Way at one of entrances to site. 
 
Revised Sustainability Statement: The development accords with the majority of the 
sustainability objectives set out in the GLA and LBW planning Policy as well as BREEAM and 
Code for Sustainable Homes requirements. In order to deliver a sustainable development, the 
key initiatives and commitments highlighted in this statement would need to be implemented. 
Implementation needs to be monitored and reviewed during the detailed design, demolition 
and construction and eventually in the operational phases of Development. The measures 
that would support the delivery of sustainability during these phases are outlined in summary 
below.  
 
Detailed Design: The Applicant has made a commitment to achieve a minimum of ‘Very Good’ 
for the BREEAM Retail and Domestic Refurbishment assessments and to achieve CfSH 
‘Level 3’ with a target to achieve ‘Level 4’. During the further RIBA stages formal BREEAM 
Retail and Domestic Refurbishment assessments and a CfSH assessment would be 
undertaken. Demolition and Construction: Initiatives that would be delivered in order to 
support the implementation of the Development and promote sustainability throughout the 
demolition and construction phase include: Preparation and implementation of an 
Environmental Management Plan (EMP) including monitoring and reporting requirements; 
Preparation and implementation of a full Site Waste Management Plan (SWMP); Registration 
and accordance with the Considerate Constructors Scheme; Adhering to the Institution of 
Civil Engineers (ICE) Demolition Protocol; and Tender specification documents requiring 
compliance with the EMP, SWMP and BREEAM/CfSH requirements as well as including 
material sourcing commitments. These mechanisms would provide an opportunity to review 
the demolition and construction related sustainability standards that could be achieved and 
identify any higher standard over and above those stated in this Statement.  
 
Operational Management: On completion of construction of the Development, a post 
construction review would be undertaken as part of the BREEAM and CfSH requirements. 
The post construction review would ensure that the BREEAM and CfSH commitments have 
been implemented. The full BREEAM and CfSH certificates would only be awarded once the 
post construction review is completed. In addition, the proposals include for monitoring of 
energy and water usage. This would allow opportunities to target reductions in use. 
 
Energy Statement: The energy strategy responds to national, regional and local planning 
policies, including the London Plan 2011. The strategy has been developed in line with the 
Mayor’s energy hierarchy: – Step 1 (Be Lean) – Adopt passive design and energy efficiency 
measures to reduce energy demand– Step 2 (Be Clean) – Implement a community energy 
scheme and assess the feasibility of Combined Heat and Power (CHP)– Step 3 (Be Green) – 
Assess the potential for renewable energy sources. The following strategy is proposed for the 
development: The development’s overall regulated CO2 emissions are expected to exceed 
the requirements of Part L 2010 of the Building Regulations by approximately 2% through 
passive design and energy efficiency measures alone. A local district energy network will be 
implemented, with a site wide energy centre providing heating and electricity to the whole 
development. This strategy ensures that energy is supplied efficiently from the outset through 
the implementation of Combined Heat and Power (CHP). It has therefore been calculated that 
the overall reduction in CO2 emissions, after the incorporation of CHP and renewables will be 



 
 
 

19

approximately 25% better than Part L 2010. It is therefore anticipated that the scheme will 
meet the targeted Part L 2010 improvement of 25% - in line with Policy 5.2b of the London 
Plan 2011. 
 
An optimised gas-fired CHP plant will feed the district heating system serving the whole site. 
The CHP will be sized to meet the entire hot water load for the site, as well as approximately 
40% of the space heating load. This is expected to deliver a reduction in regulated site-wide 
CO2 emissions by a further 22%. The district heating system will be designed to facilitate 
potential future connections to neighbouring buildings and/or a future district heating network 
in the area. Two adjacent schemes have currently been identified as potentially suitable for 
linking into the Ram Brewery District Energy system in future: Wandsworth Town Hall and the 
Church Row Development. Approximately 400m² (estimated as a circa. 50kWp system) of 
roof-mounted PV panels is proposed for the development, which is expected to provide a 
further reduction in regulated CO2 emissions of approximately 2%. It has therefore been 
calculated that the overall reduction in CO2 emissions, after the incorporation of CHP and 
renewables will be approximately 25% better than Part L 2010. 
 
Planning Statement: The scheme would provide a new urban village at the heart of 
Wandsworth, with rejuvenated heritage at its core. New shopping facilities and homes would 
be provided along with new public realm and riverside facilities. Whilst the historic use of the 
site and its historic development plan designation has been for industrial-led employment 
uses, this does not reflect latest government guidance on promoting mixed use 
developments, optimising the re-use of brownfield land for mixed use development, and the 
aspirations for delivering sustainable development. 
 
The proposals deliver a well-designed high-density mixed-use development that is compatible 
with the local setting and transport capacity. The proposed retail provision complements and 
enhances the existing offering in Wandsworth town centre, so the centre can retain its market 
share and substantially increase the range and number of new employment opportunities. 
The layout of retail and community uses proposed on site, when considered together with the 
design of the open spaces, would provide a focal point of activity for the local community. The 
proposed scheme encourages more sustainable transport choices for occupiers and visitors, 
promoting accessibility to jobs, shopping and services by public transport, walking and 
cycling. 
 
The proposals offer a townscape solution which respects and enhances the value of the 
Conservation Area, and delivers a high quality design solution, with buildings of suitable 
scale, height, mass and detail, sympathetic to the environmental context. The site contains 
several Grade II and II* listed buildings. These proposals protect and enhance these buildings 
by bringing them back into beneficial use and for the first time in their history allowing 
members of the public to enjoy an important part of Wandsworth’s heritage. 
 
The proposal has been designed to allow visitors to permeate through the scheme to reach 
destinations both inside and external to the site. The positioning of the different uses within 
the site has been carefully planned so that areas of the scheme have their own identity and 
vitality throughout the day and into the evening, prolonging the life of the development. The 
design of the buildings and the areas of public realm have been designed to the highest 
quality. The proposed scheme goes beyond what is required by Part M of the Building 
Regulations and the Disability Discrimination Act to ensure that the development can be 
accessed by every member of the public. 
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Update re: Disability Discrimination Act referred to in Planning Statement above. This has 
been repealed by the Equality Act 2010. 
 
Ram Brewery Gasholder Risk Assessment: 1. Although there is no evidence that the 
gasholder is unsafe, it is incumbent on the Applicant to demonstrate, first that the proposed 
development does not substantially increase the residual risk and, secondly provide the LPA 
with sufficient information to allow any safety issues to be balanced against the potential 
socio-economic benefits.  
 
2. As a result of meetings and discussion with the HSE since the inquiry, major changes have 
been made to the scheme in terms of the height of individual buildings and the removal of the 
crèche, resulting in a refocusing of the density of population away from the gasholder and the 
elimination of vulnerable, sensitive population groups.  
3. The Applicant sought in the first instance to adopt HSE’s LUP (Land Use Planning) risk 
criteria, however the original scheme significantly exceeded the HSE’s suggested SRI 
(Scaled Risk Integer) value of 250,000.  
4. A preferred scheme can be secured if the SRI value is raised above 250,000. Achieving 
this requires refinements to the dwelling occupancy rate and adopting Grampian conditions. 
When these are implemented, the SRI site value remains significantly below 500,000 and is 
considered to be below the level where HSE may seek a call-in.  
Summary of SRI values from applicant’s report: 
SRI Values based on default HSE occupancy assumptions. 
 
SRI Values based on specific occupancy assumptions for the proposed development. 
 

 Site Building Maximum SRI Occupancy 
Basis SRI Value SRI Value Building No. Calculated Used 
RAM Specific 1,105,050 1,336,350 09 1.84 1.84 
RAM + Grampian on 
Buildings 5 and 9 

452,800 421,900 03B & 03C 1.82 1.82 

RAM + Grampian on 
Buildings 5, 6 and 9 

364,150 420,980 03B & 03C 1.82 1.82 

RAM + Grampian on 
Buildings 5, 6, 7, 8 and 

286,460 420,980 03B & 03C 1.82 1.82 

 
 
5. We believe that a good balance has now been reached that goes a considerable way to 
reducing the risk highlighted by the HSE whilst retaining the quality and integrity of the design.  
6. In addition, we consider that it is appropriate that the clear statement from SGN and recent 
rulings from Ofgem should be a material consideration for the HSE and LPA when 
considering the overall risk profile of this important development.  
 
7. The Developers are willing to continue to work with the HSE to refine elements of the 
preferred scheme, but from the work presented by the Developer we believe the project 
should avoid a request for call-in by the HSE.  
 
8. The PADHI process remains a first pass approach; it does not account, for example, for 
improvements in escape routes away from the Gasholder. HSE will however qualitatively 
judge these issues.  
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9. Given the agreed adjustments to the HSE methodology, as described above, the scheme 
has the potential to be brought within the SRI call-in thresholds set by the HSE. In addition 
and based on the other criteria set by HSE’s procedures:  
 
None of the buildings are situated within the inner zone.  
The risk of death does not exceed the TOR (Tolerability of Risk) limit for a member of the 
public.  
The development does not include particularly sensitive populations i.e. a school, old people’s 
home or a hospital.  
The issues are considered of local importance only.  
 
Statement of Community Involvement 
This report sets out a summary of the consultation that the applicant has undertaken during 
the pre-planning stage. This has included: meetings with local councillors and community 
groups including Wandsworth Society and Wandsworth Town Centre Partnership; distribution 
of newsletters in June 2011, November 2011 and November 2012 to around 7000 local 
households and 500 business premises each time inviting residents to attend a public 
exhibition; public exhibitions held at the Ram Brewery site on 30th June and 2nd July 2011, 
on 17th and 19th November 2011 and on 29th November 2012 and 1st December 2012; 
establishing a project website; a questionnaire (also available online) for residents to make 
comments on the proposal to date; a dedicated FREEPOST address, telephone number and 
email address for residents to contact the development team; advertisements in the 
Wandsworth Guardian, Wandsworth Guardian website and publicity for the exhibition on the 
LB Wandsworth website. 
 
The applicant states that the results of the consultation demonstrate strong support for the 
scheme, with 83% of respondents saying that they supported the proposals in the second 
questionnaire (with 1% saying they did not), up from 63.8% in the first questionnaire (when 
11.4% said they did not). Similarly, respondents supported the principle of redeveloping the 
site with 84.6 - 86% of respondents saying that redevelopment would make a positive 
contribution to the area. 
  
Regeneration of Wandsworth town centre was regarded as the greatest potential benefit of 
the scheme with 98% of respondents across both questionnaires rating it important or very 
important. Transport was a significant issue raised throughout the responses, with many 
respondents regarding the development as an opportunity to address local transport issues, 
including the gyratory system, overcrowding on trains and pedestrian and cycle access and 
safety. Transport issues were frequently identified by respondents as a potential benefit of the 
redevelopment and as a local issue. Across the two questionnaires, 94% of respondents said 
that providing improvements to the environment for pedestrians was important or very 
important and improving Wandsworth’s one way system was also an important issue across 
both surveys. Transport was a key issue for respondents. Another pervasive theme was 
heritage, with 86-87% of respondents saying that restoring the historic brewery buildings was 
a local issue that was important or very important to them. In the second questionnaire this 
rose to 93% of respondents, who said that preserving the heritage of the site was important or 
very important to them. The heritage of the site remains central to the redevelopment. The 
architectural design of the residential tower was raised by approximately 1/5 (20%) of 
respondents as an additional comment in the first questionnaire, and as an additional 
comment by 16% of respondents in the second questionnaire. It appears to be a polarising 
issue for a vocal minority of respondents who have very strong views on tall buildings, but the 



 
 
 

22

proportion of those concerned declined between the two questionnaires. The questionnaire 
taken as a whole suggests that transport is a greater concern. The project team has reviewed 
all the responses and are working to address concerns raised where possible and incorporate 
suggestions made as part of the on-going consultation process. 
 
2008 Aviation Assessment: The River Thames is currently used as a helicopter route. 
However, the proposed development would have no significant effect on this route since the 
development is 0.6km distant from the River Thames. A tall building in the London area has 
the potential to affect air traffic operations because of the clearances required between the 
flight paths of aircraft departing and arriving at LHR and LCY airports. However, buildings 
below 150m AGL and which are not in the vicinity of a licensed aerodrome, such as LHR and 
LCY, are not considered to be obstacles. The proposed development does not conflict with 
any safeguarding requirements and therefore would have a negligible effect on the 
established air traffic procedures. 
 
Retail Statement: Although the site is located within the town centre (and therefore there is no 
need to assess the development against the tests set out in paragraph 26 of the NPPF) the 
retail studies demonstrate the capacity for additional retail floorspace in Wandsworth town 
centre to 2015 and beyond. The retail offer will complement the Southside Shopping Centre. 
 
Amendments to proposal:  
Revisions have been made to the originally submitted scheme. Main changes include:   
1) Reduction in No. units from 669 to 661. Alteration to the mix of residential units.  
Increase in number of affordable units from 39 affordable units in Blocks 4D/4E to 66 shared 
ownership units, which would all be provided in Block 9.  
2) Increase in A1 (retail) and A3 (restaurant) floorspace by a total of 608sqm and consequent 
reduction in ground floor refuse storage area/ ground floor bin store moved from Buildings 1, 
2 and 3A to Building 3B, provision of temporary bin stores to every level of Building 3B, 3C, 9, 
10J and 10K.   
3) Reduction in maximum height of the central spine buildings by removal of two storeys and 
alterations to design, including replacement of pitched roofs with set back copper/zinc clad flat 
roofs, small increase in footprint and provision of roof terraces (Blocks 3C and 10J/10K) 
4) Alteration to massing/ materials/ design including replacement of pitched roofs with copper 
flat roofs, provision of roof terraces, small increase in footprint and increase by one floor at 
northern end (Block 3B) 
5) Revisions to design and massing, including provision of two additional storeys to a 
maximum height of 12 storeys, provision of copper clad roof, small increase in footprint and 
additional amenity space (Block 9 to NE of site)  
6) Provision of obscure glazing and additional roof terrace at fourth floor on Blocks 4D, 4E, 4F               
7) Alterations to public realm to improve accessibility across the site and a slight reduction in 
the area of public realm and private amenity space provided of 624 sq m 
8) Introduction of 3 additional trees on the western bank of the River Wandle. 
9) Relocation of solar panels from the pitched roof on Building 1 and Building 3A to the flat 
roof on Building 3B;  
10) An increase in the area of brown roofs proposed of 2,523 sq m. 
11) Raising of the finished floor level of the Brewhouse from 4.50m to 5.30m AOD 
12) Replacement of the previously proposed high capacity drains within Wandsworth High 
Street by overland flow paths and drainage slots in the tidal defence walls to allow overland 
flow to be discharged back to the River Wandle channel.  
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13) Amendment to size of units, including modest elevational changes to seek to comply with 
the minimum floorspace sizes. 
14) Introduction of two additional ramps within public realm. 
 
Reconsultation regarding the above changes has been undertaken. All those who wrote in 
previously have been reconsulted and 138 properties to the north east of the site have been 
consulted due to the more significant changes to the design of the building in the north-
eastern corner.  
 
A further amendment has been made to the roof of Block 3B by reducing the height of the 
parapet and altering window design. A further amendment has been made to Block 3C to 
alter the roof from copper cladding to zinc cladding. English Heritage who requested the 
amendment were consulted. 
 
The applicant has agreed to increase the affordable housing offer to all of Block 9 instead of , 
which is 66 units, representing 10% of the total units on site. £1.2m if growth of more than 5% 
cumulative is achieved. 
 
Amended service yard plans now include a 2 x 7m zone for household bulky waste awaiting 
collection. An allocated zone is also shown for a replacement compactor in both service yards 
which could be used for loading vehicles when not required. 
  
Pursuant to this, Environmental Statement Addendums have been submitted: Volume 1- Main 
Text, Volume 2-Figures, Volume 3- Heritage, Townscape and Visual Assessment Addendum, 
Volume 4A- Appendices, Volume 4B- Daylight, Sunlight, Overshadowing Appendices.  
 
The following additional reports have been submitted as part of the June 2013 amendments:  
 
Revised Sustainability Statement (summarised above);  
 
Landscape Strategy (Addendum):  Public realm and play space areas updated to new figures: 
Public Realm: Brewery Site: 8197sqm, Stable Heritage: 317sqm, Brewery Heritage: 1770sqm, 
River Space: 4017sqm. Total: 14301 sqm. 
Communal Residential Amenity Space: Block 4: 579sqm, Block 3: 1168sqm, Block 10: 
834sqm, Block 4 Terraces: 189sqm. Total: 2770 sqm. 
Private Amenity- Balconies: Total: 4304sqm. 
Brown Roof: Block 3: 1558sqm, Block 4: 951sqm, Block 9: 362sqm, Block 10: 792sqm. Total: 
3663 sqm. 
 
Explanation of children’s play space provision throughout the site: Number of estimated 
children: 80. Total amount of Play space: 800 sqm. Age Group 0-5: 500 sqm (Block 3,4, 10). 
Age Group 5-11: 210 sqm (Block 3). The amount of playspace for Age Groups 0-4 and 5-11 is 
to be integrated within the landscape of Blocks 3, 4 and 10. The amount of play and informal 
recreation within the masterplan is calculated on the expected children population generated 
by the development proposals. Some of the open landscape space within the masterplan 
should facilitate playable space for 11-15 years old children within the multifunctional open 
space. Emphasis shall be on providing exciting and naturalistic play environments integrated 
with their surroundings. However the site’s proximity to a number of large parks including King 
George’s Park will ensure a high quality of play provision suitable for the older age groups 
including age 11-15. The existing spaces in this respect are considered to have capacity and 
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be of a suitable quality to provide for any additional demands from the proposed development 
however the applicant would be willing to discuss any specific proposals to improve provision 
in this respect. 
 
Access Statement:  This explains the measures adopted within the scheme to achieve 
London Plan Policy 7.2 to ensure the highest standard of accessibility and inclusive design. 
Principles of inclusive design have been adopted and integrated throughout the development. 
Steps taken to ensure the development meets a range of needs, include the specific needs of 
deaf, disabled and older people and children. The areas considered include public realm and 
connections with the surrounding areas, external routes, building approaches, entrances, 
common circulation areas and internal residential layouts. This is based on information 
available at the current stage of design and is subject to future detailed design development. 
Good practice guidance on inclusive design has been followed throughout the development of 
the public realm, common areas and residential accommodation. All residential 
accommodation is designed to meet Lifetime Home standards and will also comply with 
requirements for dwellings in Building Regulations Part M, K and other relevant parts relating 
to accessibility and use of buildings. Over ten per cent of all units will be Wheelchair 
Accessible or Wheelchair Adaptable dwellings with choice of location, type, size, floor level 
and aspect. 
 
Accurate Visual Representations (Montagu Evans summary note): The Inspector considered 
this issue at the Call In Public Inquiry and found the use of the wider angle shots justified to 
show the totality of the development in its context, notwithstanding the consequent distortion 
in the image which inevitably leads to elements in a shot appearing further away or smaller 
than they would in reality. He reasoned that the images should be judged on site, so that the 
viewer can make the relevant adjustment and gain a more accurate impression of the scale of 
the proposals in the scene. A standard/non-wide angle lens would not enable all the relevant 
relationships which can be perceived in a scene. Miller Hare have provided a description of 
their methodology which includes providing optical access markers and graticules on each 
image. These allow the viewer of the images to understand the horizontal and vertical field of 
view or alternatively can be used to apply precise crops during analysis.   
 
Cultural Strategy: The aim of this strategy is to enhance the development’s cultural offer and 
highlight the potential for embedding cultural partnership and activity in the scheme. Our 
approach has been to take a holistic cultural overview of the development and local area to 
bring to the table a series of proposals, which can form a set of cultural treatments to anchor 
the development more closely to the hearts and minds of the existing and incoming 
community. At Ram Brewery there is the major opportunity to excavate the rich heritage and 
history already present on the site. But to take this beyond a standard layering of heritage 
artefacts, there is the opportunity to engage experienced contemporary artists and cultural 
partners to create engaging, embedded and modern public art that connects people to place 
in innovative ways. This rich brewing heritage and some of the industries physical legacies 
will be retained and celebrated in a Brewery Museum and visitor centre, this could be 
developed in relationship with the Borough’s cultural services offer and other potential cultural 
partners. The Ram Brewery site lies at the heart of Wandsworth town centre in south London 
and has the potential to become the new cultural hub of Wandsworth Borough. Re-
invigorating the area, through introducing exemplary public art and cultural partnerships to the 
development, will attract new and discerning residents to the site. In addition, the public realm 
has the real potential to have a vibrant and social day and night life for the whole community. 
By increasing the flow of pedestrians to the retail and commercial offers on the site and 
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factoring in the well-known cultural brands, the development has a real chance of raising the 
bar in terms of its potential commercial and retail occupiers. In order to compete successfully 
as a new, exciting and thriving centre, the Ram Brewery must offer an exciting and unique 
cultural experience, and harness the very best approaches to both permanent and temporary 
cultural activity. The Ram Brewery Cultural Strategy is one of connectivity, animation and 
partnership. A new study by banking group Lloyds TSB has revealed that Wandsworth is the 
favourite place to live in England and Wales for aspiring young professionals. The study found 
that the borough is hugely popular with people aged 25 to 35 because of its great transport 
links, close proximity to the West End and the City, its many parks and open spaces and its 
vibrant mix of Victorian and Edwardian properties as well as its new riverside flats and 
conversions. 
 
CONSULTATION (A, B, C):   
 
Number of letters sent 9000 
Site Notice Yes 
Press Notice Yes 
Number of responses received 178 
Number of objections 153 
Number of comments 0 
Number of letters of support 25 
 
Consultation Summary (from when planning application submitted) 
 
153 objections: 36 storey residential tower is too high, would set an unfortunate precedent, 
unimaginative design and would be a blot on the Wandsworth skyline and in wide area 
around, including the setting of Oxford Road Conservation Area, Listed Buildings, Putney 
Bridge, Putney Bridge Road, Wandsworth Park, Wandsworth Bridge, West Hill, Hurlingham 
Park and Wandsworth Park. Contrary to policy which suggests 5 storeys. Detrimental impact 
on Grade II* buildings, including All Saints Church and Church Row. Should be reduced in 
height so not visible above All Saints Church when viewed from Wandsworth high Street. 
Many letters have general support for development, but object to tower. Buildings are 
unattractive, especially the 5 storey residential blocks fronting the river. Development does 
not relate well to surrounding buildings. Secretary of State endorsed unacceptability of tower 
buildings at the north of the site when turning down the previous application. Application not 
significantly changed from previously, which was refused due to excessive density and height. 
Still contrary to policy. Out of keeping with relatively uncluttered skyline. Would be able to see 
tall building from garden, whereas can’t currently. Images do not accurately portray the height 
of the proposed buildings.  
 
Lack of capacity at Wandsworth Town train station. Impact on trains/ too many people in area. 
Traffic congestion, insufficient parking, including lack of visitor parking. Parking will overspill 
into surrounding streets. Excessive cycle parking. Is there sufficient cycle parking for visitors? 
Is there sufficient width along riverside for pedestrians and cyclists? Danger to helicopter 
traffic at Battersea heliport and close to flightpath. Disruption during construction. Shadow 
from tall building to surrounding properties. Lack of soft landscaping. Public space dwarfed by 
large building that will block out light and sun. No data submitted regarding shadowing and 
wind effects of high rise buildings. Wind tunnel effect as the Wandle passes the foot of the 
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tower. Loss of privacy. Negative impact on air quality, which is already poor. Sustainability 
issues. 
 
No justification regarding commercial feasibility of the additional retail shopping proposed, as 
already sufficient in the area. No commercial or light industrial premises on a large site 
previously used for these purposes and which would provide a mix of uses. Should 
incorporate community spaces, recreational and meeting spaces and nicer/ better managed 
outdoor areas. Lack of social/ key worker affordable housing/ limited information regarding 
affordable housing. Housing unlikely to meet local needs. Lack of family accommodation. 
Residential units are based on minimum floorspaces, not luxury as marketed. Support shops, 
flats and outdoor space. Impact on health and education. Health and safety issues due to 
proximity to gasholder. 
 
25 letters of support: Regeneration and investment in the area is appropriate and welcome. 
This scheme will be a valuable addition to Wandsworth town centre that will reinvigorate the 
centre of our community, will join Wandsworth Town Centre with the River Thames path and 
Wandsworth Town train station, good mix of heritage and modernity, the scheme will open up 
the River Wandle and retain/open up the heritage buildings, such as the stables and the 
provision of the brewing museum, it will provide upmarket, quality shops (mix of uses is good, 
although mix of tenants would be crucial to success of retail), market, cafes, restaurants, 
leisure, life and jobs and heart to Wandsworth Town and encourage people to spend their 
money in Wandsworth, as well as encouraging people to leave the shopping centre. This will 
bring more housing, both affordable and private, which is needed and sought after in London.  
 
The tower will bring diversity to the skyline and serve as a signature building. The tower will 
distract people from the existing unattractive towers in Wandsworth town centre. By 
incorporating a tower, the massing of the remaining parts of the development has been 
reduced leading to a more pleasant urban environment, which provides real urban grain, 
reassured by visual impact assessments. 
 
Support redesign of the road system to allow people to better cross Wandsworth High Street. 
It will provide a significant amount of money towards changing the one way system, which 
would enhance quality of life for pedestrians and shoppers. Density appropriate for an area 
with such high public transport accessibility. Lack of parking is environmentally friendly, 
leading to less traffic congestion and greater use of public transport. Transport needs 
improving. This is good location close to new cycle superhighway.  
 
1 letter of support, although concerned regarding lack of solution to Wandsworth One Way 
system, parking and not issuing parking permits, and the 36 storey tower. 1 general 
observation querying how many of the residential units will be affordable, i.e. within the reach 
of service staff, teachers, etc. 1 query regarding how much additional traffic would be 
generated and whether the Council has plans to upgrade the infrastructure. 
 
London Mayor: The Mayor’s Stage 1 letter considers that the application does not comply with 
some of the policies of the London Plan, but does comply with others. The reasons and 
potential remedies are: 1) Principle of development: The principle of development for a mix of 
uses is consistent with the Local Plan and the objective of the London Plan and the objective 
of the London Plan to regenerate the town centre. 2) Affordable housing quantum, mix and 
density: The housing offer remains to be agreed and is subject to further viability testing. 3) 
Urban design: The principle of a tall building is supported. Some further work is required 
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regarding the Quality and Design Standards in the Mayor’s Housing SPG. 4) Access: The 
applicant needs to engage with the GLA regarding the access strategy for the site. 5) 
Hazardous Installation: The applicant’s case needs to be provided in order to assess the risks 
associated with the development in the vicinity of the hazardous installation. 6) Climate 
change mitigation: The energy strategy is broadly supported subject to suitable conditions. 7) 
Climate change adaptation: Broadly acceptable subject to conditions set out in this report. 8) 
Biodiversity: Broadly acceptable subject to conditions. 9) Air quality: The GLA is currently in 
the process of further review of the air quality impacts. 10) Noise: broadly acceptable subject 
to conditions and integration of suitable private amenity space to blocks that are affected by 
noise impacts. 11) Transport: Clarification sought regarding extent to which cyclists would 
have access to riverside route. Clarification sought regarding proposed highway layout of 
Ram Street and crossing. Pedestrian crossing of Wandsworth High Street: need modelling of 
traffic impacts regarding any queues that could form. Land should be safeguarded for 
Wandsworth Town Centre Improvement Scheme. A further parking reduction would help to 
mitigate the traffic impact. Support car club and Electric Vehicle Charging Points provision. 
£450,000 should be secured for near capacity buses 37 and 39. Cycle provision is supported. 
An area of land for Cycle Hire docking station is welcomed and should be secured via Section 
106 agreement. Confirmation required that larger vehicles than 10m length/7.5tons would not 
be required to enter the servicing area. Discussion re: construction management plan should 
take place and should be secured by Section 106 agreement. TfL expects the final travel plan 
to be secured via Section 106 including funding for specific measures such as cycle 
vouchers, car club membership and other hard measures. CIL would be generated from this 
scheme for the Mayor. CIL for Wandsworth would be expected to contribute towards the 
Wandsworth Town Centre Improvement scheme. 
 
Environment Agency: have reviewed the information submitted and require additional 
information to ensure flood risk is not increased on or off site for the lifetime of the 
development, including information regarding building close to flood walls and the proposed 
interceptor drains. Welcome the improved public access to the River Wandle, new tidal 
terracing, green roofs, land decontamination and ecological features. 
 
English Heritage: Continues to welcome the creative reuse of the former brewery buildings , 
the conversion of which we consider to potentially be an exemplary scheme. However, the 
scale of the proposed new buildings to the North of the Brewery complex is of considerable 
concern. Under the 2008 proposals, buildings on this part of the site rose to a maximum of 8 
storeys, whereas under these proposals they rise to 12 storeys. This means the proposed 
development will now be seen above the Grade II* properties of Church Row in views from 
Wandsworth High Street and would be detrimental to their setting and the Wandsworth Town 
Conservation Area. The tower will also harm the setting of Church Row in views along 
Wandsworth Plain and impact on the Northern part of the Wandsworth Town Conservation 
Area. Exacerbation due to further detachment from its wider context, which is already 
significant due to Armoury Way dividing the two areas. Impact on locally-listed two storey 
terraced houses in Barchard Street.   
 
English Heritage (Archaeology): Recommend approval for the historic environment 
assessment. No fieldwork need be undertaken prior to determination but that the historic 
environment position should be reserved by attaching two conditions to any consent granted. 
 
Victorian Society: Object: The height and density of the proposal would cause serious harm to 
the setting of the numerous listed buildings in and around the development site and the 
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conservation area in which it lies. The proposed height and massing would transform, 
dominate and engulf the character of the site, including the historic buildings. The neo-
industrial idiom is unimaginative. The tower in particular, would irrevocably alter the 
appearance and character of the Wandsworth Town Conservation Area and dominate views 
from and to the town centre.  
 
Wandsworth Society: Object: The proposals do not meet the objections raised to the original 
2008 scheme or the reasons for refusal following the 2009 public inquiry. The 36 storey tower 
would not address the Inspector’s concerns, as it would still affect the setting of the Stables 
Block, would not meet Policy DMS4, it is now closer to several Grade II* Listed Buildings 
(Church Row and All Saint’s Church) than the appeal scheme; the scale of other buildings is 
not significantly reduced and in terms of reducing scale elsewhere; there are buildings of 12 
storeys on the main Ram Brewery site. The tall building would dominate and overwhelm the 
town centre and have a detrimental impact on its surroundings, including wide ranging views. 
 
The scale and massing of the blocks on the Ram Brewery site itself at up to 12 storeys is 
excessive and would harm the character of the surrounding area, the conservation area and 
would impact on the amenities of the domestic scale of adjoining streets and views from St 
Ann’s Hill, The Tonsleys, West Hill removing the sky as the backdrop and creating a deep 
canyon effect. 
 
The Inspector/Secretary of State refused the previous scheme due to the impact on the 
conservation area and the setting of Grade II* (All Saints Church, Church Row and Wentworth 
House) Listed Buildings. The National Planning Policy Framework states that any harm to the 
setting of listed buildings should be exceptional. Council policies are similar. The harm to the 
historic town centre will be overwhelming and unacceptable. It cannot be acceptable to build a 
massive tower block only 60m from Church Row and 100m from All Saints’ Church, which is 
closer than in previous scheme.  
 
Images taken with a standard 50mm lens, as per Council policy DMS4 para. 2.49, have been 
submitted to demonstrate the greater impact that the development would have on its 
surroundings compared with the impact from the applicant’s submitted images which were 
taken with wide angled lenses. These images demonstrate the serious and damaging impact 
of the massing of the proposals upon the town centre, including the conservation area and to 
the settings of the important Grade II and II* Listed Buildings in Wandsworth. The proposal 
does not therefore overcome the reasons for refusal by the Secretary of State. 
 
The housing provision, which consists of many 1 and 2 bedroom flats and only 5.8% 
affordable housing does not provide the housing stock needed in Wandsworth which will fall 
woefully short of the London Plan target of 50% and the local plan criterion of 33%. 
 
Concerned that the planned shopping content of 9500sqm could prove unsuccessful, as 
insufficient amount to compete with other centres, lack of connection with Southside due to 
barrier of High Street, no anchor tenant, small units/frontages, no dedicated parking, and 
nearby parking is of an out of date design. 
 
Lack of green landscaping/ trees. Riverside walk is too narrow to accommodate outside 
seating and pedestrians, cyclists and prams. No provision for crossing or bridging Armoury 
Way to connect to River Thames. No offices, therefore lack of mixed use. Offices would 
increase the vitality of the centre and provide a further source of employment. Increased 
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strain on local services, such as medical, educational and public transport facilities. Concern 
at viability, as financial appraisal suggests that the projected return from the scheme is 
insufficient in normal circumstances for a start to be made at present and that the 
development of the tower and other buildings on the northern section of the site does not take 
place until the gasholder is removed, further undermining viability. Concern that presentation 
of drawings and the visual representation material should invalidate the registration of the 
application. Wandsworth cannot pick and choose when to apply their recently adopted 
policies. It would be unacceptable for any decisions to be made in the light of the likely return 
from CIL or the provision of a new gyratory system, thus rejecting planning policy for financial 
gain. 
 
The Battersea Society: There are a number of aspects to this application which reflect on 
borough wide planning and transport policy and should be considered within a wider context 
than that of Wandsworth Town Centre. Object to 36 storey tower, as would dominate the 
skyline substantially beyond this area of Wandsworth and is of indifferent architectural merit. It 
would indeed ‘be a beacon for the heart of Wandsworth’ but would not necessarily send out a 
complimentary message about Wandsworth. Welcome proposed changes to the environment 
of the River Wandle but note the concerns expressed by the Wandle Valley Forum in relation 
to the capacity of the riverside pavements. 
 
This application and many others include Wandsworth Town Station and Clapham Junction 
within the transport options for residents and shoppers. Wandsworth Town Station would 
need a major upgrade to increase its capacity. The low platform should not be in use as it is 
frighteningly hazardous. An assessment should be undertaken of projected passenger 
numbers on trains/buses, the impact on the road network and parking spaces from this and 
other applications.  
 
The walk from the Southside car park to the Ram Brewery site is along crowded pavements 
and the roadway is heavily trafficked. At peak times the car park can operate to near capacity. 
The discussion of linkages through between the two did not reassure us about this aspect of 
the proposal. The time scale for improvements to the gyratory is not clear. Car traffic and car 
parking need to be evaluated as the road now exists. The study should assume that the retail 
element is fully operational in advance of road improvements.  
 
The Society has already expressed concerns about the quantity of retail planned for the Nine 
Elms area both in relation to other retail viability within the Wandsworth area but also in 
relation to changes in shopping habits. Likewise the realism of developing a vital, viable retail 
offer on this site should be of concern to the Council given competing retail centres such as 
Wimbledon and Kingston near to this part of the borough. Further plans may come forward for 
Clapham Junction. Westfield is a 15 minute train ride from Clapham Junction and anecdotally 
has its own problems. 
 
A proposal of less than 6% of affordable residential units within the development is shameful. 
The Inspector may have looked at the previous proposals within the context of the immediate 
area but the Council has a duty to consider them borough wide.  
 
The design review panel should consider any proposal of this magnitude. The views of the 
panel should be publicly available in advance of the PAC meeting to consider the application.  
It is not sufficient to note that earlier views of the design panel have been taken into account 
when drawing up this application. The lack of any report sends a worrying message about the 
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commitment of the Council to this panel and its usefulness as an advisory body. Finish quality 
is vital and the Design Review Panel would have had useful comments to make on this too. 
 
Clapham Junction Action Group: Objection: Support Wandsworth Society’s comments. A 
skyscraper is unsound and detrimental to the area. The tower has moved further away from 
the gasholder but not the listed buildings. All the criticisms in the Inspector’s report are equally 
valid for this scheme: huge differences in character, size, mass, scale and appearance; little 
consideration given to impact on existing small scale buildings; clear harm to the character 
and heritage of the area; dramatic and negative changes to the character of the existing 
skyline by the new buildings, particularly the tower. Sudbury House tower, which is widely 
disliked, should not be used to justify tall buildings on this site. Images used do not accurately 
portray what would be seen by the human eye. The height of buildings is significantly taller 
than the 5 storeys, when the SSAD says that the site is sensitive to buildings above this 
height. The application fails to comply with the 15 criteria used to assess tall buildings, as 
social housing is almost non-existent at 6%, public transport is already congested, shadowing 
of surrounding area and creation of canyon effect along the mall and totally out of scale with 
surrounding area, impact on heritage of area, riverside walk is too narrow, lack of parking and 
concern about the broken retail frontage, lack of green space, although it will provide 
improved public access. 
 
The Tonsley Residents’ Association: A tower over 24 storeys in centre of Wandsworth is too 
dominant and destructive of the townscape. The proposal disregards the adopted policies in 
the SSAD regarding height and massing. Difficult to make an informed decision about the 
whole scheme without detailed descriptions of how the access points will impact on the one 
way system, the lack of information on how Wandsworth High Street and Armoury Way will be 
realigned and how this will be paid for. Lack of information on affordable housing provision, no 
affordable housing, no visitor parking or any significant draw to lure shoppers away from the 
much improved Southside gives the impression that the developers are just seeking to 
recover a significant proportion of the excessive amount of money spent in the site 
acquisition. The proposals would have a huge impact on the Conservation Area or the nearby 
Listed Buildings. Recognise that nobody benefits from the site being undeveloped and most, if 
not all, of the proposals at ground floor are welcome. However, we remain totally opposed to 
any tall towers and the overall massing. 
 
Influence: Concern regarding level of sound insulation in relation to the Code for Sustainable 
Homes standard. The proposal is not currently targeting this credit, but may consider doing so 
post planning. The scheme has many positives, however, this element of the scheme is poor. 
Building Regulations standard and Council planning policy is insufficient to protect future 
residents. Query regarding when details of Wandsworth One Way system re-design will be 
available so can have more certainty regarding this project which is important for Wandsworth 
Town Centre. 
 
Wandsworth Conservation Area Advisory Committee: Objection: A majority of members are 
seriously concerned about the bulk and massing of the scheme and in particular the proposal 
for a 36 storey tower. The tower is considered to be completely out of scale with its context 
and would cause serious visual intrusion, spoiling the settings of important listed buildings 
and the setting of the wider Wandsworth Town Conservation Area. The location of the tower 
is now closer to the listed buildings in Wandsworth Plain and All Saints Church on 
Wandsworth High Street and the harm to these buildings will be more noticeable. In addition, 
the tower will overshadow Wentworth House in Dormay Street. There is also concern that the 
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height and massing of the remainder of the scheme will lead to an oppressive public realm in 
parts of the scheme. 
 
However, a significant minority of members acknowledged improvements to the scheme and 
considered that the package as a whole would offer substantial benefits to the regeneration 
and enhancement of the town centre and that achievement of these would outweigh the harm 
to some heritage assets. Members were agreed that the approach taken to restore and 
convert the grade II and II* listed buildings was acceptable and commended the works to 
enhance the River Wandle. It was suggested that more consideration should be given to the 
roofscape of the new buildings, in particular the widespread use of pitched roofs where in 
some locations flat roofs could be more appropriate. 
 
Finally, the Committee considers this revised scheme to be so substantially changed that it 
should be subject to another independent assessment by the Design Review Panel. 
 
Wandle Valley Regional Park Trust: Satisfied with in-channel enhancement proposals, 
although need to adequately resource its maintenance. Welcomes public realm provision, but 
is concerned that the shared spaces on both sides of the Wandle are narrow, so careful 
thought needs to be given to how the Wandle trail visitors are accommodated. Welcome 
crossing of Wandsworth High Street. Would like the development to adopt the emerging 
design guide for the Wandle Trail and associated infrastructure for all regional park 
greenways, gateways and signage design. The design guide has not yet been adopted but 
should be in place in the next 12 months, so would like these details to be reserved. 
 
Wandle Valley Forum: welcome treatment of listed buildings, continuation of brewing tradition, 
retention of Stables in situ, riverbank treatment by the High Street and southern half of the 
site with the footbridges. The development provides the opportunity to reconnect the Wandle 
Trail. Concerns: The river is part of the Wandle Valley Regional Park and it is important to 
mark this site as part of it. A landscape character assessment might improve landscaping and 
continuity for the riverside path treatment through the Ram Brewery to the Thames. Several 
pinch points along riverside walk creating conflict between cyclists, shoppers, buggies and 
outside cafe space. Building between the Stables and the river has taken a backward step 
since the previous application, now the building creates a pinch point with no sympathy for the 
river or path. The tower is not of an appropriate design, would impact negatively on the 
conservation area and Listed Buildings, cuts out sunlight from the west and it needs to give 
more space for the riverbank path. The scheme fails to respond to the Planning Inspector’s 
report in terms of mass and density. 
 
Council’s Ecology team: There are several factual errors in the document as out of date with 
London-wide procedures and processes. However these errors have no bearing on the 
overall conclusions. More up to date information regarding bats may have a bearing on the 
proposed Environmental Management Plan (EMP) and Landscape and Ecological 
Management Plan (LEMP).  This is particularly critical as this report doesn’t acknowledge the 
function of the River Wandle itself as a corridor (used by bats) linking to other non-statutory 
designated sites. Suggest that the bat box is removed as no mechanism is indicated for 
regular check for bats roosting in it during development and its removal would prevent any 
breach of EU legislation.  It can be reinstated after the development construction phase. I 
would caution against provision of insect boxes. The wider landscaping design, and species 
choice, should allow for natural invertebrate foraging to be provided. Lighting of the scheme 
will be critical and careful consideration needs to be given to ensure that lighting doesn’t spill 
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onto the river at night (including dusk and dawn) nor should it be allowed to be directed up 
onto buildings if bat or bird boxes are to be incorporated into the structures. This applies to 
lighting both during the construction phase and in the completed development. Caution 
against providing litter bins immediately adjacent to the river banks.  It would be preferable, if 
litter bins are to be provided at all, for them to be located away from the river environment. 
Welcome the proposal to install bat boxes in specific location to maximise roosting potential 
within the new developments. Endorse the suggestion that the river forms a key foraging 
corridor for bats. Endorse proposals regarding issues which require further consideration in 
the CMP. Strongly endorse the retention of the river corridor as a “dark” corridor within the 
site. Endorse additional bat surveys if work does not begin on site within 2 years from the 
date of the last survey. 
 
Port of London Authority: No objection. The Western Riverside Waste Transfer Station is a 
safeguarded wharf and the Council should satisfy itself that residents of the site would not 
experience unacceptable noise, dust or lighting levels from operations at Western Riverside 
Waste Authority site. Applicant required to carry out assessment prior to decision being made. 
Conditions should be attached regarding the provision of riparian life saving equipment and to 
investigate the use of the River Thames for the transport of construction and waste materials 
to and from the site. The Travel Plan should be updated to set specific targets for river use 
and specific measures should be set out to encourage residents, visitors and workers to travel 
by river. 
 
Thames Water (Thames Tideway Tunnel Safeguarding): The Thames Tideway Tunnel 
includes a connection tunnel, known as the Frogmore connection tunnel, for the diversion of 
flows from the local Frogmore Storm Relief – Buckhold Road Combined Sewer Overflow 
(CSO) to the main tunnel proposed below the River Thames. The proposed route of this 
connection tunnel passes partially through the application site for the proposed Ram Brewery 
Development. The tunnel alignments/routes that form part of the Thames Tideway Tunnel 
project were safeguarded by the Secretary of State by way of the Safeguarding Directions 
given to affected local planning authorities, including the London Borough of Wandsworth, on 
21 December 2012. Those safeguarding directions have now been replaced by safeguarding 
directions given by the Secretary of State on 15th March 2013 which will remain in force until 
30 April 2022. The relevant safeguarding direction requires that London Borough of 
Wandsworth must not grant planning permission on the application otherwise than to give 
effect to any recommendation of Thames Water Utilities Limited. Thames Water state that if 
London Borough of Wandsworth is minded to grant planning permission for the Ram Brewery 
Development, then our recommendation is that if planning permission is granted it should be 
subject to a revised condition. Subject to inclusion of this condition, Thames Water have no 
objection to the proposed development. 
 
National Grid: National Grid need to know the proposed depths of the foundations to fully 
assess the potential impact the development may have on their infrastructure. 
 
Director of Housing (comments on initial offer): The offer of 39 affordable units out of a total of 
669 residential units represents just under 6% of the total number of units, which is clearly 
well below policy. However, it is recognised this is a fairly unique site given the listed buildings 
to be retained and the gyratory land take and improvements. It is disconcerting if the CIL levy 
has had such an impact on the level of affordable housing given that CIL is meant to be at a 
level that can sustain 33% affordable housing. The affordable housing is to be located in 
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blocks 4D and 4E fronting Church Row and Wandsworth Plain. Not clear what tenure mix is, 
but would expect some affordable rent and some shared ownership. 
 
In relation to the shared ownership we would wish to ensure the units meet the Council’s 
affordability criteria that two thirds of the units across all bed ranges are affordable to those on 
incomes of up to £38,000 pa and the remainder within London Plan thresholds. This assumes 
no more than 45% of net income is expended on housing costs. I would like to see their 
modelling to confirm this is the case. 
 
The affordable housing is provided in separate cores which is welcomed and would be 
suitable for the two different affordable tenures in management terms. We also note that the 
overall proportion of studios and 1 beds is 41% well above the 20% in our policy. 
 
I note in their appraisal they have put in a blanket £275 per sqft value for the affordable 
housing. They should confirm that they have obtained quotes from housing associations or 
what their presumptions/evidence for this figure are. I am also assuming that this also takes 
into account the Council’s intermediate and affordable rent affordability criteria. If not they 
need to adjust these values. I am also assuming this assumes nil grant but again they need to 
confirm. 
 
There sales values appear to use recently developed comparables and they state at 5.8% 
affordable housing this creates a £ 33m deficit, however they are still prepared to make this 
offer. Their sensitivity also shows that with a 5% reduction in costs and a 5% increase in 
values the deficit is replaced by an £ 85,000 surplus. Given the robustness of the 
Wandsworth housing market, sales growth may well be above 5% and we should not accept 
their 5% model albeit that the 5% reduction in costs in also rather optimistic. 
 
In design terms whilst the applicant has stated that all homes will meet Lifetime home 
standards and 10 % of the units will be wheelchair compliant and/or adaptable. The affordable 
units will need to meet the London Housing Design Standards and achieve Sustainable Code 
Level 4. The wheelchair units will need to be designed to the Mayor’s Best Practice Guidance 
on Wheelchair Accessible housing.  
 
Concern about layout, amenity and lack of private amenity space for the units.  
 
There are to be 248 car parking spaces in the scheme in basement car parks. We would 
require that a proportionate amount of the car parking spaces in proportion to the level of 
affordable housing ie 15 are transferred to a housing association at nil value. As there is no 
housing association partner on board we would expect the owner to be in contract with a 
Registered Provider before commencement of development. Finally I note the Inspector 
accepted at appeal there was 42% affordable housing in Wandsworth Town Centre and that a 
high level of market housing could therefore be justified on this site to rebalance tenure mix.  
 
Economic Development Office: Support: The redevelopment of the application site is 
fundamental to the realisation of long held goals and aspirations for Wandsworth Town 
Centre. Permeability: The application provides permeability through the site that should 
reconnect the site back into the town centre, particularly to the south. It is more challenging to 
the north and it is essential therefore that the design of the public space and access points is 
developed to maximise the legibility of the routes from the north. Employment: Whilst 
welcoming the anticipated creation of 500 end use jobs, the 30% reduction in the retail, 
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restaurant/bars and the removal of the office space is of concern not solely from an 
employment creation perspective but also with reference to the need to animate the public 
spaces. Heritage Buildings: The approach to the heritage buildings at the south of the site is 
supported strongly and the creation of the public space (Ram Courtyard) in that location with 
the micro-brewery will be a significant improvement to the town centre. The Stables block and 
the pavilion building help to animate the entrance to the site from the north. Density: Less 
concerned about height than with the elevational treatment at ground floor level. The 
proposed setbacks of the tower do provide a more human scale, although offices and/or hotel 
could have been usefully incorporated into tower. Regarding blocks to north of heritage 
buildings, less concerned about height than elevational treatment at lower levels, as it is these 
that will create the feel of the new place. Benefits outweigh concerns therefore support 
application. There should be a Local Skills and Employment Plan and we would wish to 
include the Local Procurement Plan as per the SPD and a contribution re the Apprentices 
(which is 1 apprentice per £3million development cost x £1,500) as per the third bullet at 
clause 10.11 of the SPD. 
 
Independent Review of applicant’s Ram Brewery Gasholder Risk Assessment: 1) The 
methodology adopted by Renaissance Risk is sound and is fully in accord with the guidance 
that is available from the HSE.  Although minor variations are possible in terms of how the 
Scaled Risk Integral calculations are performed, such variations would not affect the 
conclusions to be drawn from those calculations. 2) In coming to this view as to the 
soundness of the methodology, full account has been taken of various reports and papers 
produced by the HSE and the Inspector’s report from the Ram Brewery Public Inquiry.  
Additionally, this view on the soundness of the methodology has been confirmed in several 
aspects through a meeting held with representatives of the HSE. 3) The mathematical 
implementation of the methodology and the specific SRI calculations performed by 
Renaissance Risk have been checked, and it has been determined that they can be relied 
upon.  If the HSE undertakes alternative SRI calculations for the proposed development, it 
can be anticipated that similar numerical values will be obtained. 4) It is clear that application 
of the PADHI classification scheme would necessarily result in an Advise Against decision 
from the HSE.  This arises because various aspects of the development (both residential and 
commercial) would be assigned to the Middle Zone and assessed as Sensitivity Level 3. 5) 
Without a Grampian clause, the site SRI value is so high that approval of the development 
plan would, almost inevitably result in a call in by the Secretary of State and a Public Inquiry.  
Conversely, with a suitable Grampian clause the site SRI value could be reduced to a value at 
which the HSE would be unlikely to request call in.  However, the most appropriate Grampian 
clause to adopt has still to be determined. 
 
Wandsworth Access Association: No disabled parking spaces listed. Project highlights that it 
is offering affordable housing, however, it raises the issue of equality and diversity by ring 
limiting the number of residents with children, thus creating barriers to families in need of 
improved housing in the local area who have children. Regarding flood risk, we wish for 
proper barriers to be in place to reassure parents, disabled residents and children. This 
project does not mention disabled people being part of this scheme. 
 
Waitrose (Southside): Observations in the interests of protecting Wandsworth Town Centre. 
The applicant has not undertaken a Retail Assessment (against the NPPF sequential and 
impact tests) as part of their application, claiming that its location negates the requirement for 
this (paragraph 3.14 of the Retail Statement). The site, although within the widely drawn Town 
Centre, is north of the defined ‘Protected Core Shopping Frontage’. In the absence of a 
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Secondary Frontage and defined Primary Shopping Area, the site is not necessarily ‘in-
Centre’ and we therefore consider that there is no justification to permit flexible, unrestricted 
retail floorspace as is being proposed. The applicant states that it is the intention for this retail 
floorspace to be distributed across the development, and this is therefore sufficient to ‘curtail’ 
the size of any individual retail unit. This goes on to say that this is required to ensure 
flexibility for future occupiers. There would not necessarily be a control on this however to 
restrict the occupation of larger units by retail operators should there be demand for such a 
use. This could be contrary to the Council’s intention for the site and also the role it could play 
in complementing and not competing with the existing Wandsworth Town Centre offer and, in 
particular, that of the Protected Core Shopping Frontage. Conditions suggested to limit use by 
retail use, limit unit sizes, and goods restrictions to reduce impact on town centre and to 
ensure proposals are complementary to the town centre. 
 
London Borough of Hammersmith and Fulham: No objection. 
 
Royal Borough of Kensington and Chelsea: No objection. 
 
Metropolitan Police Crime Prevention Design Advisor: No response 
 
London Emergency Planning: No response  
 
Reconsultation following scheme amendments: 
 
Number of letters sent 138 to NE of site plus 

those who wrote in 
Site Notice Yes 
Press Notice Yes 
Number of responses received 19 
Number of objections 11 
Number of comments 0 
Number of letters of support 8 
 
10 objections reiterating previous concerns. Additional points made: pedestrian crossings 
should be underground or overhead with additional parking due to it being an island site. 
 
1 supporting redevelopment, but not the tower. 
 
8 support reiterating previous support, including that riverboat service towards Blackfriars 
should aid transport provision. 
 
Health and Safety Executive: There are sufficient reasons, on safety grounds, for advising 
against the granting of planning permission in this case. Unless the gasholder is removed and 
the Hazardous Substances Consent, issued by your Council, is revoked, HSE’s serious public 
safety concerns and our ‘Advise Against’ will remain. 
 
The HSE has been consulted informally regarding the imposition of Grampian conditions 
preventing occupancy of parts of the development closest to the gasholder, in order to reduce 
the risks until the Hazardous Substances Consent is revoked. Based on the actual volumes of 
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gas stored, HSE’s assessment is that for the period the gasholder remains in use, the risk of 
harm to people remains significant for the occupied parts of the development.  
 
The proposed residential and retail development would bring a large number of additional 
people close to the gasholder station. HSE has taken into account the size and nature of the 
development and proposed phased construction when considering the nature of the risk 
posed by the nearby gasholder. For this type of gasholder, HSE bases its advice on the 
residual risk from the escape of 50% of the maximum contents which then ignites and burns 
rapidly as a ‘fireball’. Historically there have been three to four major gas releases each year 
in this country from water-sealed gasholders such as that at Wandsworth. 
 
The proposed development site falls in the middle and outer consultation distances for the 
gasholder. A worst case major accident at the gasholder station could result in significant 
harm to those present, including at least second degree burns; with those in the Middle Zone 
either likely to receive more serious burn injuries or be killed. Within the ‘Piloted Ignition’ 
distance buildings could ignite. In view of the likelihood and consequences of such major 
accidents, the HSE advise that the risk to people at the development should be considered of 
serious concern. 
 
The Scaled Risk Integral (SRI) values, even with the proposed Grampian conditions, are over 
500,000 which is the level at which HSE gives the most serious consideration to requesting 
the Secretary of State to consider call-in. The scheme has been amended following 
discussions with the HSE. Furthermore, HSE has taken into account Southern Gas Network’s 
(SGN) decommissioning programme for its gasholders in London. The HSE are therefore not 
minded at this stage to request call-in should the Council grant planning permission contrary 
to HSE’s ‘Advise Against’ advice. This is subject to: 
1)Confirmation of the details of the Grampian conditions that will control the occupation of the 
development site until the consent for the gasholder has been revoked, and; 
2)SGN’s written confirmation of its plans for the Wandsworth gasholder, and; 
3)Confirmation at Planning Committee that permission has been granted in full understanding 
of the risks from this development. 
 
Southern Gas Networks: Letter received confirming that SGN are currently planning to de-
commission the gas holder by 2017 and it is our intention to de-notify the COMAH (Control of 
major accident hazards) regulations status and relinquish the hazardous substance consent. 
SGN will continue to work with Wandsworth Council to progress this matter, however, in the 
event of a significant growth in gas supply requirements we will need to consider the status of 
our storage requirements. 
 
English Heritage: raises concerns in regards to specific elements of the proposals, principally: 
1) The effect of the proposed 36-storey tower that would harm the setting of All Saints Church 
and Church Row; 2) The impact of the proposed buildings in the centre of the site that would 
harm the setting of Church Row; 3) The effect of the proposed tower on the character and 
appearance of the Northern part of Wandsworth Town Conservation Area; 4) The impact of 
the proposed buildings on the North-West corner of the site on the locally-listed cottages of 
Barchard Street. 
 
Recommendation: According to NPPF paragraphs 6 & 7 the purpose of the planning system 
is to contribute to the achievement of sustainable development, and there are three 
dimensions to sustainable development: an economic, environmental and social role. Part of 
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the environmental role is protecting and enhancing our historic environment. If there is clear 
and convincing evidence that the harm to the significance of the historic environment has 
been minimised, you may consider that the proposals fufill their environmental role, alongside 
the social and economic roles you will have assessed jointly and simultaneously through the 
planning system. However, if evidence that harm to significance of the designated heritage 
assets affected by these proposals has been minimised is not compelling, it means that the 
development does not adequately address its necessary environmental role and therefore 
cannot be considered sustainable development. The Ram Brewery is a large site, and your 
authority should be convinced that the elements of the proposed buildings which appear 
above Church Row are necessary to deliver a viable scheme. 
 
Design Review Panel: Overall, the panel was impressed with the design and commend the 
design team and developer on the latest refinements to the scheme that have continued to 
improve the scheme: its urban design and its architecture. In particular, the subtle 
arrangement of buildings to create fine grained and varied spaces, together with a clear 
landscape strategy is helping create a public realm within the development of quality.  
However, there are remaining concerns about the interface of the scheme with the emerging 
proposals for the surrounding road system and how to maximise on this wider investment in 
the public realm and pedestrian connectivity within Wandsworth 
 
The panel has the following comments on certain aspects of the scheme. 
 
The ‘Island’ Context: As part of setting the context for the proposals the panel considered the 
outline road layout for the changes to the gyratory system in Wandsworth Town Centre.  The 
Ram Brewery site is an island within the town centre.  The proposals for the scheme have 
made allowances for the outline road layout, but there is a concern that the road scheme 
needs to be very carefully considered so that it does not recreate the issues of severance 
along the frontages to the Ram Brewery site.  The opportunity is to significantly reduce the 
dominance of the road space along the southern, eastern and western sides of the site and 
improve the pedestrian crossings and onward pedestrian and cycling routes in all directions.  
The scheme and its relationship to the immediate pedestrian environment can go further in 
addressing this opportunity and, to some extent, should lead rather than follow the road 
alignments being proposed in order to maximise the impact of both the investment in the Ram 
Brewery site itself and its catalytic impact on the surrounding areas.   
 
At a more detailed level; the treatment of the frontage onto the High Street and the design of 
the gates and railings need careful consideration. This would be an obvious location to focus 
on as part of the site wide arts strategy. 
 
Elsewhere the connections are still underplayed and not properly resolved.  In particular, the 
north-east corner should be improved to ensure that the connection to the station is inviting 
and the north-west corner terminates in a satisfactory crossing of Armoury Way.  In both 
cases the Council and the developer should work with TfL on the configuration of the planned 
road improvements to avoid an over-engineered solution to the road.  The scheme should 
directly address all movement patterns through and to the site, including pedestrian, cycle 
routes and cycle parking, giving the onward connections south to King Georges Park and 
north to the River. 
 
The panel are also concerned that the frontage treatment to Ram Street lacks activity and 
could be uninviting.  It is essential that the internal uses here are more generously expressed 
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on the outside of the scheme creating double fronted units as far as possible and perhaps 
reducing the more “closed” design of the frontages and limited windows in the new blocks 
facing onto Ram Street. Pavement widths along all of the site frontages need careful 
consideration. 
 
Architectural Treatment: The panel were advised that the volume of development on the site 
was required to ensure the schemes viability and its contribution to the wider infrastructure 
investment, and therefore the panel have taken the inclusion of this scale of development as 
a given. 
 
Whilst the massing and scale relationships between the various elements of the scheme work 
well, the panel consider that there is still an opportunity to refine the architectural treatment to 
the flat-topped attic storeys on the three central blocks. There is a danger that the flat roofed 
elements are too uniform and could provide a monotonous roofscape. This may be resolved 
by very careful selection of materials but consideration should be also given to introducing 
more articulation to the tops of these buildings. 
 
The panel noted the improvement in the location and distribution of the massing of 
development across the site, which has resulted in the inclusion of a significant tower on the 
north western corner of the site.  The lower levels of the tower, work well at close range but 
the mid and upper sections are less successful and could be interpreted as too commercial in 
appearance.  The panel feels that this could be resolved by refinements to the shape of the 
window openings to provide more articulation and a bolder transition from the middle to the 
top; whilst the top could benefit from more shadow and a less sheer façade treatment.  The 
top should be designed to ensure the plant is not visible. 
 
Architectural interest is created across the scheme through the refurbishment of the historic 
buildings and inclusion of a variety of building forms, design and orientation of the facades, 
creation of interesting sight lines, different roof lines and materials.  The scheme benefits 
significantly from the fine grained approach to materials and facades: people experiencing 
this new part of Wandsworth will get a varied experience of views and spaces.  This will only 
be achieved in reality if the quality of the design and detailed finishes of the scheme is 
delivered.  The planning authority should consider how to ensure this is secured through the 
planning permission and conditions. 
 
The two new blocks facing onto the central spine of the retail space are the simplest and most 
uniform facades within the scheme and risk being over simple.  This might be worth revisiting, 
given the previous comments regarding the roofscape and perhaps a more varied approach 
to the windows and balconies.  This will need to be carefully balanced so as not to over 
design these elements or take away from the context and interest provided by the historic 
buildings across the development. 
 
The block on the north-east corner of the site is likely to be subject to redesign once the 
outcome of the constraints caused by the gasometer are addressed and the final layout of the 
new road system is known.  The public realm on the north-west corner is also somewhat 
unresolved due to the road alignment not being fixed yet.  There are also likely to be 
proposals in the future to insert some new buildings facing onto the River Wandle to the rear 
of Church Row, and while not part of the current application to the local authority their design 
will have a significant bearing on the success of the public realm along the Wandle and the 
setting of the development, the character of this quarter of Wandsworth and the setting of the 
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listed buildings.  The design of all of these elements of the scheme and the site immediately 
adjacent to it should aim to further enhance the variety and quality of the architecture and 
public realm and the local authority should consider how to ensure a positive outcome for 
these key sites through the planning permission, conditions and any subsequent applications. 
 
Public Realm: The variety and quality of the public spaces within the scheme and the 
transitions between them are well considered and it is essential that all of these spaces 
should remain permanently accessible to the public. 
   
Some further consideration should be given to street furniture and how this could be used to 
encourage people to spend time and dwell within parts of the scheme.  The panel are also not 
clear about how cyclists might use the site and whether there will be any special provision for 
them.  
 
The level changes across the site and detailed design and integration of ramps and steps 
should be carefully considered especially where they interface with a building frontage, 
entrances and public space. 
 
Environment Agency: The proposed scheme includes present day overall benefits in terms of 
fluvial risk reduction, biodiversity enhancements along the River Wandle and improved public 
access to the river, all of which we support. The scheme involves the lowering of tidal flood 
defences, which, combined with ground raising, will result in a flush edge to the riverside. We 
are aware that Wandsworth and the applicant view this as an essential feature to increase 
public amenity and promote the regeneration of the area. It will also result in fluvial flood risk 
benefits in the present day. However, the lowering of these defences does mean the site and 
local community will lose some resilience to predicted increases in tidal flood risk due to 
climate change. This means that planned increases in tidal defence levels, as set out in the 
approved Thames Estuary 2100 Plan (TE2100 Plan) will need to be actioned earlier than 
would otherwise be the case, subject to ongoing reviews of that plan. Following pre-
application meetings with the applicant and Wandsworth, we understand that both parties are 
aware of the possible future implications of the defence lowering and the need to conduct 
regular reviews of the recommendations of the TE2100 Plan and implementation of these 
recommendations on the site. We also reiterate the advice provided in our land owner advice 
concerning maintenance of the flap valves. It is vital that adequate maintenance is provided 
for both flap valves to protect Wandsworth from present day tidal flooding. Access to the river 
at this site for our operational teams is vital for us to carry out our flood risk management 
duties but these can be dealt with via conditions.  
 
Independent Viability Assessment: The proposed affordable housing appears workable and 
optimises the level of affordable housing provided by the scheme, subject to agreeing the 
detailed drafting in the Section 106. My recommendation to the Council is that the review of 
sales values should be undertaken no earlier than at 50% of sales in the Tower to ensure the 
payment is based on the bulk of outturn sales in the scheme. 
 
Director of Housing: The applicant has submitted proposals for 661 residential dwellings of 
which 66 are to be affordable equating to 10% of the total number of residential units. In 
addition, the applicant has offered a commuted sum of £ 1.2m contingent on market sales 
exceeding more than 5% of a benchmark sales value agreed between the developer and the 
Council. The applicant has submitted a financial toolkit report on the proposed scheme which 
has been independently assessed and the independent assessor has confirmed that the 
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applicants offer represents the maximum reasonable amount of affordable housing that can 
be sustained. The Director of Housing is also mindful of the overall tenure mix of the 
immediate neighbourhood which is bounded to the south, west and north by predominantly 
social housing estates. Therefore a mixed tenure development would in turn improve the 
balance of tenures in the area. 
 
The Director of Housing is therefore satisfied that the proposed 66 intermediate units on site 
and potential of a commuted sum of up to £ 1.2m  represents the maximum amount of 
affordable housing that can be delivered.  
 
It is noted that three of the blocks, block 5 (the tower), block 6 and block 9 ( the affordable 
housing block ) are subject to a Grampian condition and will when developed, be in the later 
phases of development.   
 
The 66 affordable units are all to be intermediate housing and comprise (36 x 1 bed, 12 x 2 
bed and 18 x 3 bed) and will be located in Block 9 which will be a block entirely comprising 
affordable housing, which the Director of Housing welcomes given the control this will give to 
any purchasing RSL in setting service charges and sole management of the block. All the 
intermediate units will be subject to the Council’s intermediate housing policy requiring two 
thirds of the units proportionate to the bed size being delivered to be affordable to those on 
gross household incomes of up to £ 38,000 pa. The Director of Housing recommends this 
requirement is secured in the Section 106 Legal agreement given the demand, income and 
savings profile of those on the Council’s Homeownership List. 
 
Officers have not been able to assess the design and layout of the units in Block 9 but the 
Director of Housing would require the affordable units to meet the Mayor’s London Housing 
Design Guide Standards, to be constructed to Sustainable Code Level 4,  for all wheelchair 
units to meet the Mayor’s guidance on wheelchair design and for the amenity space for the 
affordable units to meet the Council’s amenity space standards. There is currently not a 
Registered Provider contracted for the affordable units and the Director f Housing would 
recommend a registered Provider is in contract for the affordable units prior to 
commencement on site of Blocks 5, 6 and 9. The Director of Housing would recommend the 
above obligations are secured in a Section 106 Legal Agreement in order that the units can 
be secured by a registered provider as part of their affordable housing investment programme 
agreed with the GLA. 
It is proposed that an appraisal of actual sales values is undertaken on completion of 50% 
sales in the Block 5, the Tower. This appraisal will determine the amount of the commuted 
sum the developer will pay the Council for affordable housing purposes up to a cap of £ 1.2m. 
The Director of Housing recognises that in undertaking an appraisal at this point a substantial 
number of market sales will have taken place to provide a robust assessment. The Director of 
Housing notes that the commuted sum will be indexed and would seek within the Section 106 
negotiations for provision to be made for early payment of the commuted sum where this is 
beneficial to the Council and developer. 
Wandsworth Society: Changes are minor in relation to scale and impact of whole scheme. No 
change to comments on originally submitted scheme. The principal amendments to the height 
of the spine blocks do not significantly reduce the impact of these blocks. Welcome small 
improvements to landscaping and accessibility. 
 
Battersea Power Station Development Company: This mixed use scheme within its delicate 
historic environment, will invigorate Wandsworth Town Centre and bring investment, jobs and 
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opportunity to the area. Together with the new town centre we are creating at Battersea 
Power Station, the continued investment in Wandsworth’s town centres will provide enhanced 
and complementary retail offer making the Borough’s town centres more attractive retail and 
leisure destinations for the local community thereby retaining more expenditure within 
Wandsworth to the overall benefit of residents through the creation of employment 
opportunities and other regenerative benefits.  
 
Waste Policy: The proposed arrangements for the storage and collection of household waste 
now appear to meet our requirements. 
 
Regarding proposed commercial waste arrangements: storage facilities large enough to hold 
the volume of waste likely to arise in 2 days is fine provided collection every 2 days can be 
relied upon to continue in perpetuity (e.g. via covenants attached to leases). Our waste 
Supplementary Planning Document requires that there is space for enough capacity to be 
provided to store all the waste arising between collections as residual waste, with additional 
space provided to store at least one stream of it separately for recycling.  To comply with this, 
space for a 4th 1100 litre bin is required at the Studios part of the site, for which there 
appears to be space. The plan shows space for a total of 15 commercial eurobins, one more 
than the 14 mentioned below, but does not show any space for the baler plus 4 bales.  
Achieving the required storage capacity for two days appears reliant on most cardboard being 
kept separate for recycling and baling.  However, as mentioned above, our waste 
Supplementary Planning Document requires that there is space for enough capacity to be 
provided to store all the waste arising between collections as residual waste, with additional 
space provided to store at least one stream of it separately for recycling.  In practice I think 
this is acceptable provided that the commitment to having collections every two days ensures 
that this would be increased to daily if required in practice. 
 
Thames Water (Thames Tideway Tunnel): The tunnel alignments/routes that form part of the 
Thames Tideway Tunnel project are safeguarded by the Secretary of State by way of the 
Safeguarding Directions given to affected local planning authorities, including the London 
Borough of Wandsworth, on 15 March 2013 which will remain in force until 30 April 2022. The 
relevant safeguarding direction requires that London Borough of Wandsworth must not grant 
planning permission on the application otherwise than to give effect to any recommendation 
of Thames Water Utilities Limited. If the London Borough of Wandsworth is minded to grant 
planning permission for the Ram Brewery Development, then our recommendation is that if 
planning permission is granted it should be subject to a condition. On that basis Thames 
Water would have no objection to the proposed development. 
 
Thames Water: Waste Comments: With the information provided Thames Water, has been 
unable to determine the waste water infrastructure needs of this application. Should the Local 
Planning Authority look to approve the application ahead of further information being 
provided, we request that a 'Grampian Style' condition be applied. Surface Water: With regard 
to surface water drainage it is the responsibility of a developer to make proper provision for 
drainage to ground, water courses or a suitable sewer. In respect of surface water it is 
recommended that the applicant should ensure that storm flows are attenuated or regulated 
into the receiving public network through on or off site storage. When it is proposed to 
connect to a combined public sewer, the site drainage should be separate and combined at 
the final manhole nearest the boundary. Connections are not permitted for the removal of 
Ground Water. Where the developer proposes to discharge to a public sewer, prior approval 
from Thames Water Developer Services will be required. Water Comments: The existing 
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water supply infrastructure has insufficient capacity to meet the additional demands for the 
proposed development, therefore a condition is required to determine the magnitude of any 
new additional capacity required in the system and a suitable connection point.  
 
Council’s CCTV team: To deal with detection and prevention of crime, 5 CCTV cameras 
would be required at a total cost of £125,000. 
 
Borough Valuer: The Council have a licence agreement with the Environment Agency on the 
open space adjacent to Wandsworth High Street and the River Wandle. Happy for the site to 
be maintained by the Ram Brewery owners. They would need to speak to the EA to sort out 
the licence agreement but their proposals are acceptable as long as the amenity space is 
improved, retained as open space and maintained by the developers in perpetuity. 
 
London Fire Brigade Water Team: No action required. 
 
Metropolitan Police Crime Prevention Design Advisor: No response 
 
London Emergency Planning: No response  
 
 
RELEVANT PLANNING POLICIES:   
 
Core Strategy (October 2010): PL2: Flood Risk; PL3: Transport; PL4: Open Space and the 
Natural Environment; PL5: Provision of new homes; PL6 (Meeting the needs of the local 
economy), PL8: (Town and Local Centres); PL10: (The Wandle Valley) PL12: (Central 
Wandsworth and the Wandle Delta), IS1: Sustainable Development; IS2: Sustainable Design, 
low carbon development and renewable energy; IS3: Good quality design and townscape; 
IS4:Protecting and enhancing environmental quality; IS5:Achieving a mix of housing including 
affordable housing; IS6: Community services and the provision of infrastructure; IS7: Planning 
Obligations 
 
Development Management Policies Document (February 2012): DMS1: General development 
principles – Sustainable urban design and the quality of the environment; DMS2: Managing 
the historic environment; DMS3: Sustainable design and low carbon energy; DMS4: Tall 
buildings; DMS5: Flood risk management; DMS6: Sustainable drainage systems; DMS7: 
Consultation with the Environment Agency; DMH3: Unit mix in new housing; DMH4: 
Residential development including conversions; DMH6: Residential space standards; DMH7: 
Residential gardens and amenity space; DMH8: Implementation of affordable housing; 
DMTS1: Town Centre Development; DMTS8: Shopfronts and signs; DMTS10 Markets; 
DMTS11 Arts, culture and entertainment; DMTS13: Offices; DMI2 Mixed Use Former 
Industrial Employment Areas; DMI4: Provision of flexible employment floorspace; DMO3: 
Open spaces in new development; DMO4: Nature conservation; DMO5: Trees; DM06 
Riverside development; DMC2: Provision of new and improved community facilities; DMT1: 
Transport impacts of development; DMT2: Parking and servicing; DMT3 Riverside walking 
and cycling routes; DMT4 Land for transport functions 
 
Site Specific Allocations Document (February 2012): Mixed use development including 
replacement employment floorspace; retail, restaurants, business space, residential, cultural, 
and entertainment uses. Development of the site should ensure the preservation and 
enhancement of the site’s heritage and listed buildings and open up access to the River 



 
 
 

43

Wandle, with activities and layout designed to improve access between the town centre and 
the Wandle Delta and links to the station and other public transport. SSAD covers design 
principles, permeability, layout and public space, riverside walks, tall buildings, views, hazard 
zones, infrastructure, open space and nature conservation. 
 
Site Specific Allocations Document (May 2013): Proposed submission Version: . This now 
includes 1-9 Wandsworth Plain and the single/two storey buildings to rear within the site and 
provides updates regarding CIL and Section 106 contributions. Consultation finished on 28th 
June 2013. It is likely to be considered at committee in November 2013 with the submission 
version to be considered at Examination in March 2014. 
 
London Plan (July 2011): 1.1 Delivering the strategic vision and objectives for London; 2.1 
London in its global, European and United Kingdom context; 2.3Ab Growth Areas and Co-
ordination Corridors- Wandle Valley; 2.9 Inner London; 2.15 Town Centres; 3.3 Increasing 
housing supply; 3.4 Optimising housing potential; 3.5 Quality and design of housing 
developments; 3.6 Children and young people’s play and informal recreation facilities; 3.7 
Large Residential Developments; 3.8 Housing choice; 3.9 Mixed and balanced communities; 
3.10 Definition of affordable housing; 3.11 Affordable housing targets; 3.12 Negotiating 
affordable housing on individual private residential and mixed use schemes; 3.13 Affordable 
housing thresholds; 4.1 Developing London’s economy; 4.6 Support for and enhancement of 
arts, culture, sport and entertainment provision; 4.7 Retail and town centre development; 4.8 
Supporting a successful and diverse retail sector; 5.1 Climate change mitigation; 5.2 
Minimising carbon dioxide emissions; 5.3 Sustainable design and construction; 5.5 
Decentralised energy networks; 5.6 Decentralised energy in development proposals; 5.7 
Renewable energy; 5.8 Innovative energy technologies; 5.9 Overheating and cooling; 5.10 
Urban greening; 5.11 Green roofs and development site environs; 5.12 flood risk 
management; 5.13 Sustainable drainage; 5.14 Water quality and wastewater infrastructure, 
5.15 Water use and supplies; 5.16 Waste self- sufficiency; 5.18 Construction, excavation and 
demolition waste; 5.22 Hazardous Substances and Installations; 6.1 Strategic approach; 6.2 
Providing Public Transport Capacity and Safeguarding Land For Transport; 6.3 Assessing 
effects of development on transport capacity; 6.7 Better streets and surface transport; 6.9 
Cycling; 6.10 Walking; 6.11 Smoothing traffic flow and tackling congestion; 6.12 Road 
Network Capacity; 6.13 Parking; 6.14 Freight; 7.1 Building London’s neighbourhoods and 
communities; 7.2 An inclusive environment; 7.3 Designing out crime; 7.4 Local character; 7.5 
Public realm; 7.6 Architecture; 7.7 Location and design of tall and large buildings; 7.8 
Heritage assets and archaeology; 7.9 Heritage-Led Regeneration; 7.13 Safety, Security and 
Resilience To Emergancy; 7.14 Improving Air Quality; 7.15 Reducing Noise and Enhancing 
Soundscapes; 7.19 Biodiversity and Access To Nature; 7.24 Blue Ribbon Network; 7.28 
Restoration of the Blue Ribbon Network; 7.30 London’s Canals and Other Rivers and 
Waterspaces; 8.1 Implementation; 8.2 Planning obligations; 8.3 Community Infrastructure 
Levy. 
 
Draft Revised Early Minor Alteration to the London Plan 
 
Mayor of London’s Guidance/Strategy: Housing SPG; Housing Strategy; Mayor’s Economic 
Development Strategy; Employment Action Plan; Shaping Neighbourhoods: Providing for 
Children and Young People’s Play and Informal Recreation SPG (September 2012); Mayor’s 
Transport Strategy; Mayoral Community Infrastructure Levy; Mayoral Community 
Infrastructure Levy; Mayor’s Biodiversity Strategy; Draft Tree and Woodland Strategies; 
Accessible London: achieving an inclusive environment SPG; Planning and Access for 
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Disabled People: a good practice guide (ODPM); Sustainable Design and Construction SPG; 
Mayor’s Climate Change Mitigation and Energy Strategy; Mayor’s Water Strategy; Revised 
View Management Framework SPG; The Mayor’s Ambient Noise Strategy; The Mayor’s Air 
Quality Strategy. 
 
Other Relevant Policy and Guidance 
National Planning Policy Framework (March 2012) and Technical Guide to the National 
Planning Policy Framework 
Circular 07/09: Protection of World Heritage Sites 
Circular 04/00: Planning controls for hazardous substances 
DCLG: Good Practice Guide on Planning for Tourism (July 2006) 
CABE/English Heritage - Guidance on Tall Buildings (July 2007) 
Seveso II Directive 
 
Other Wandsworth Guidance 
Wandsworth Town Conservation Area Appraisal and Management Strategy (Draft) 
Housing SPD (December 2012) 
Important Local Views SPG 
Draft Local Views SPD (October 2012) 
Planning Obligations SPD (May 2013) 
Refuse and Recyclable SPD (December 2012) 
 
PLANNING CONSIDERATIONS:   
 
The main considerations material to the assessment of these applications have been 
summarised as follows: 
 
Introduction 
Secretary of State’s refusal of previous scheme and implications 
Land-use 
Housing mix and affordable housing. 
Health and Safety issues due to proximity to gas holders. 
Principle and design of tall buildings. 
Effect on the historic environment. 
Public spaces, routes through the site and the public realm generally.  
Proposed amenity of proposed residential units. 
Impact on amenity of surrounding buildings. 
Traffic generation, parking and effect on public transport capacity.  
Sustainability. 
Flood Risk. 
Arboriculture and Landscaping. 
Waste Management. 
Statement of Community Involvement. 
Community safety/ Designing Out Crime. 
Air Quality. 
Land Contamination. 
Archaeology 
Other issues. 
Community Infrastructure Levy/Section 106 Agreement 
Conclusion 



 
 
 

45

 
Introduction 
The proposals in front of this committee have gone through a long and protracted history. 
These particular proposals have been subject to extensive pre-application consultation and 
have also been amended during the course of the application process itself.  It is considered 
that the proposal will deliver a comprehensive regeneration redevelopment that honours the 
towns past and secures its long term economic future. The proposal also enables the re-
connection of this disjointed place into an integrated thriving town centre with a secure future. 
 
In December 2008, the Planning Applications Committee resolved to grant planning 
permission for a previous development on the Ram Brewery/Capital Studios/ Duval Works 
site and the Cockpen House site. The Mayor of London did not object  to the grant of planning 
permission. However, the application was called-in by the Secretary of State for Communities 
and Local Government. A Public Inquiry was held in November 2009 and the application on 
the Ram Brewery/Capital Studios/ Duval Works site was refused in June 2010. 
 
The Secretary of State concluded “that the Ram Brewery proposal is not in accordance with 
the development plan. He also concludes that it is not in accordance with national policy in 
PPS1, PPS3, PPS5 and DETR Circular 4/2000. The Secretary of State has carefully 
considered whether there are material considerations which outweigh this lack of accordance. 
He has taken into account the benefits it offers in terms of regeneration, the repair and reuse 
of the listed buildings, the enhancement to the town centre as a shopping and leisure 
destination, the sustainability of the proposals and (with the exception of the tall buildings), 
the good use made of the site and the high quality of the design. However, the Secretary of 
State concludes that these benefits do not outweigh the harm to historic assets and the harm 
to public safety, and are not of sufficient weight to determine the planning application other 
than in accordance with the development plan.”  
 
The Cockpen House site which was previously linked with this site was granted approval by 
the Secretary of State. 
 
Although the application was supported by the Council and the Mayor of London in 2008/9, 
this application needs to be re-considered against the Council and Mayor’s new policies and 
the relevant material consideration of the Inspector’s report and Secretary of State’s decision.  
 
In addition, on 1st November 2012, the Council’s Community Infrastructure Levy came into 
effect and applies to all applications from that date. This is a figure based on the floorspace of 
the proposal which would go into a central pot to be spent on infrastructure rather than an 
individually negotiated sum as under the Section 106 agreement regime. However, there are 
other matters which are to be dealt with via a Section 106 agreement as explained in 
paragraph 22.  The Ram Brewery site is now larger than previously as it also now 
incorporates 1-9 Church Row, Wandsworth Plain although it excludes the Buckhold Road 
site. 
 
There are a number of complex and sometimes competing issues that need to be balanced 
such as whether a tall building of this scale and design in its proposed location is appropriate; 
the positioning, design and impact of the lower-rise modern buildings with the heritage and 
conservation issues of the site, which is so integral to the history of Wandsworth Town, and 
the surrounding area. Efforts have been made to reduce the amount of development in close 
proximity to the gasholders, however, careful consideration will need to be given to the safety 
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implications of this relationship. Other issues that also need to be balanced are the huge 
regenerative effects of the development of  residential, retail and community floor space and 
the opening up of the site with public routes and riverside walks. Although the impact was 
considered acceptable in the previous scheme, consideration will also need to be given to the 
traffic generation and impact on public transport resulting from the proposed development. 
 
The brewery site has been vacant for some time now and with other sites, many of which 
including Cockpen House are currently being built out, offers the opportunity for the major re-
modeling of Wandsworth Town to provide the catalyst for further regeneration and the 
creation of a new part of the town centre. 
 
In considering the application, the Council must have regard to the development plan, so far 
as material to the application, any local finance considerations, so far as material to the 
application and any other material considerations (Section 70(2) of the Town and Country 
Planning Act 1990).  The Council must then determine the application in accordance with the 
development plan unless material considerations indicate otherwise. 
 
The development plan for Wandsworth comprises the Council’s core strategy and other 
adopted documents and the London Plan. Other material considerations are referred to in the 
report.  It should be noted in particular that the National Planning Policy Framework is a 
material consideration and that it contains a presumption in favour of sustainable 
development.  The development plan policies are afforded due weight according to their 
degree of consistency with the National Planning Policy Framework (as per paragraph 215). 
The Council’s policies are not in conflict with the NPPF and should be given due weight. 
 
Secretary of State’s refusal of previous scheme and implications 
The Secretary of State following the observations and recommendations contained in the 
Inspector’s report, in refusing the scheme, set out his reasoning within the decision letter. 
Comments and quotes in relation to particular issues are considered in the relevant sections 
below and are a material consideration when considering this new application. Below is a 
summary of their conclusion. 
 
The Inspector in concluding his report stated “The proposed development would bring so 
many significant benefits to the area that they would clearly outweigh all the relatively minor 
objections. Against that, the location, height, size and design of the 2 towers would not 
preserve the setting of important listed buildings and would not preserve the character or 
appearance of the conservation area. The towers would not be appropriate in their particular 
context. Furthermore, they would be located where there would be a quantifiable risk to the 
safety of the many people within the towers. The risk of a major explosion at the gasholder 
site may be low but it would not be insignificant. More to the point, the impact of such an 
accident, should one occur, would be extremely serious. As such I consider the level of risk in 
this case to be unacceptable.” 
 
The Inspector’s conclusion stated “Ultimately I consider that the undoubted benefits of the 
proposed development would be outweighed by the harm caused by the ovedominance of the 
towers and the risk to the safety of their occupants.”  
  
The Secretary of State carefully considered in his decision letter whether there were material 
considerations to outweigh the harm. He took into account the benefits it offers in terms of 
regeneration, the repair and reuse of the listed buildings, the enhancement to the town centre 
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as a shopping and leisure destination, the sustainability of the proposals and (with the 
exception of the tall buildings), the good use made of the site and the high quality of the 
design. However, the Secretary of State concluded that these benefits did not outweigh the 
harm to historic assets and the harm to public safety, and were not of sufficient weight to 
determine the planning application other than in accordance with the development plan. 
 
Land Use 
This site is now within the town centre boundary, whereas when the previous scheme was 
considered it was just outside the town centre and was considered to be an edge of centre 
location. Paragraph 23 of the NPPF supports town centre growth and states that local 
planning authorities should recognise the important role of residential development in 
ensuring the vitality of town centres. Core Strategy Policy PL8 identifies the regeneration 
objectives for the wider Wandsworth area including this site, where high density mixed use 
redevelopment is sought. Policy PL12 in the Local Development Framework Core Strategy 
encourages the principle of the development of the site for the mix of uses proposed. 
 
Principle of Development 
The proposed mix of uses would be beneficial to the vitality and viability of the town centre on 
the basis that the retail offer proposed is complementary to and does not undermine the 
viability of the retail space provided by the Southside Centre. The development could attract 
additional spending power to the benefit of the whole town centre including Southside and 
would lead to job creation. The proposed retail units are generally small in scale with only two 
retail units, other than those in or attached to listed buildings being more than 300sqm in total 
floorspace. The two units above 300sqm are less than 400sqm in size. Two restaurant (Class 
A3) units approximately 400sqm in size are proposed adjacent to the river. On this basis, the 
proposed retail units is considered to complement the type of retail floorspace currently on 
offer or proposed within Southside. Restrictions are proposed in the Section 106 agreement 
to limit the unit sizes by preventing amalgamation and controlling the mix of uses on the site. 
The development should attract more shoppers in the area who currently go elsewhere, 
thereby increasing the vitality and viability of the town centre by retaining more trade and 
securing the town’s economic future. 
 
This would be in accordance with the Council’s recent Retail Needs Assessment which 
highlighted the need for the borough’s town centres, including Wandsworth Town, to improve 
their retail offer to prevent leakage to other centres outside the borough. In addition to the 
provision of retail floorspace, the development would include restaurants, bars, cafes and 
community facilities, which would add to the facilities within the town centre and would be 
beneficial to the town centre as a whole.  
 
The site, with the exception of 1-9 Church Row, is identified as a Mixed Use Former Industrial 
Employment Area (MUFIEA). Policy PL6 of the Core Strategy states that in MUFIEAs, which 
are areas that have been released from industrial use, mixed use redevelopment including a 
residential component, will be acceptable where i) Net employment floorspace equivalent to 
at least existing employment space is provided. In particular space catering for small and 
medium sized enterprises will be sought. ii) New uses are compatible with neighbouring uses 
and will not harm the viability of the surrounding employment area. iii) Existing surrounding 
uses will not have an adverse impact on the amenity of new residential space. 
 
Policy DMI2a of the DMPD states that replacement employment floorspace in the MUFIEAs 
within town centres (Ram Brewery) can include town centre uses, which includes A1-A5 uses 
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and D1 and D2 uses. The proposed net employment floorspace is 12,990sqm. This compares 
to the previous employment floorspace, excluding 1-9 Church Row, of 20,390sqm,. Although 
this is less in terms of floorspace, the Environmental Statement states that existing jobs was 
28 and proposed jobs would be 507, a net uplift of 479 due to the greater intensity of jobs on 
the site. The degree to which it would generate employment is a material consideration. In 
this case the proposed class A employment floorspace would be substantially more intense 
than the previously existing brewery use and it is therefore considered that the proposed 
provision should be acceptable. The greater intensity of employment use on site and creation 
of additional jobs is supported by the Mayor in strategic terms. 
 
The balance of A1 to A3 uses would be appropriate in principle and would help create a 
vibrant and diverse range of uses in this location whilst at the same time improving the overall 
range and quality of uses in the town centre. The NPPF sequential test is not required in town 
centre locations such as this. In addition, the core principles of paragraph 17 are relevant, in 
particular support for sustainable economic development and promotion of mixed use 
developments. The Council’s Retail Needs Assessment considered A1-5 retail growth in this 
location and the site will contribute to need for both retail and food and drink uses projected 
over the plan period. PL12 states that Southside Shopping Centre will be the main focus for 
shopping floorspace in the town centre, especially for the location of large floorplate 
“multiples”. The mix of uses proposed would complement the retail offer within the Southside 
Centre in accordance with Policy PL12. Whilst proposals for A1 uses should be focussed in 
the protected shopping frontages (Southside), complementary shopping, café and evening 
uses in this location will contribute to the diversity, vitality and viability of the town centre. The 
proposed new market area is supported in DMTS10, and it would add to the variety of 
retailing and overall town centre experience. To ensure that an active mix of town centre uses 
can be retained in perpetuity, a S106 agreement should to be entered into as with the 
previous proposal, to enable the Council the opportunity to exercise control over future 
changes of use and amalgamation (DMTS1). The new museum, being a community use, is 
an appropriate use in a town centre, and would provide information and a historical link with 
the site’s brewing past. 
 
Housing 
Residential floorspace is proposed as part of the redevelopment of these sites.  The principle 
of residential use accords with the Council’s planning policies as set out in the Local Plan for 
this site and would generate activity and provide additional surveillance of the public spaces. 
Policy IS5 (Achieving a mix of housing including affordable housing) requires needs to be met 
for the various household types in the borough and this is further expanded through DMPD 
Policy DMH3 which sets out an indicative mix for affordable housing and thresholds for 1 bed 
and family-sized market housing.  
 
The proportion of 3 and 4 bed units (family units) would be 26.1%. This significantly exceeds 
the minimum of 5% of total market units within Policy DMH3. The amount of family housing is 
significantly above the minimum standard and is a significant benefit of the scheme. These 
larger units in locations such as this as well as providing standard family accommodation can 
also provide for families with older/adult children, professional sharers and for people who 
work from home. 
  
The proportion of studio flat market accommodation is 5.2%, which is very close to the policy 
standard of 5% and no objection is raised in this regard. The proportion of 1 bedroom market 
and studio unit accommodation at 38.2% is considered very high against the figure of 20% as 
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stated in Policy DMH3 and is contrary to this policy. Part d of Policy DMH3 states that the 
dwelling mix will be applied flexibly in light of individual site circumstances, including location. 
This is not a standard residential area and the applicants argue that more 1 bedroom units is 
justified given the site’s town centre location and given that it is an island site, many of the 
units around the edges of the site would experience significant exposure to road noise, these 
locations may be more appropriate for non-family housing.  
 
Policy IS5 requires 10% of units to be wheelchair units and all to meet Lifetime Homes 
standards. The proposal would comply with these standards. 
 
Affordable Housing 
On the call-in scheme, the Secretary of State considered that the amount of affordable 
housing provision at 11% was unacceptably low and in conflict with the development plan, 
including the Core Strategy, and with national policy. The Secretary of State gave weight to 
the benefits offered by the S106 agreement, which included contributions to improvements in 
local transport and open space. Overall, the Secretary of State stated that improvements to 
the gyratory system are highly desirable, however, he found it unnecessary to reach a 
conclusion on their necessity or otherwise. 
 
Core Strategy Policy IS5 sets out the proportion and tenure mix of affordable housing sought 
with the overall aim of maximising delivery. The updated Affordable Housing Economic 
Viability Assessment (2013) which now factors in the CIL requirement, continues to support 
the proportion (33%) of affordable housing to be viable/ achievable on individual sites in the 
borough. The Council’s Supplementary Planning Document on Planning Obligations provides 
further detail on implementation of the affordable housing policy. 
 
The proportion of affordable housing initially proposed at 5.8% fell far short of the policy 
requirement and what would be expected on this site. An independent assessment was 
undertaken on behalf of the Council and the Mayor which identified excess profit which could 
be used for additional affordable housing, in part due to the increased sales values above 
inflation anticipated over the coming years. 66 units (10% of the total residential units) are 
now proposed as shared ownership affordable housing, with all 1 and 2 bedroom units 
meeting the Council’s affordability criteria in terms of income thresholds and the independent 
assessment shows that this is the maximum that could be provided on the site taking account 
of some of the anticipated growth. If growth of over 5% is achieved, this would generate 
additional affordable housing either through additional residential units or a commuted sum. 
On this basis, the independent viability assessment concludes that this is the maximum 
amount that could be provided on this site whilst ensuring that it continues to be viable. 
 
 Health and Safety Issues 
There is an operational Scotia Gas Network gasholder located on Fairfield Road to the north 
east of the site.  The distance is 155m metres from the centre of the gasholder to the northern 
edge of the Ram Brewery.  The gas holder site comprises a single gas holder that is 
understood to be of the cup and grip water seal type.  The operator has a Hazardous 
Substances Consent (HSC) which they require by law to store gas on the site that allows for 
113.55 tonnes of gas to be stored in the holder.  
 
Gasholders do present a certain degree of risk to their neighbouring environment as the gas 
is an extremely flammable substance. Gasholders are therefore classified as Major Hazard 
Installations.   
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Land use planning controls are one of the ways in which the consequences of a major 
accident are controlled in accordance with Article 12 of the Seveso II Directive (An EU 
Directive). This is principally concerned with limiting the consequences of accidents should 
they happen. The purpose of this is to ensure that, if an accident were to occur at a Major 
Hazard Installation, such as the gasholder to the north east of this site, the consequences of 
that accident would not be exacerbated by land use planning decisions which may have 
significantly increased the population exposed to the residual risk. Article 12 of the directive 
sets out that this objective should be pursued through controls on new development such as 
residential areas in the vicinity of existing establishments, where the siting of developments 
would be such as to increase the risk or consequence of a major accident. Furthermore, 
Article 12 includes a need to maintain appropriate separation distances between Major 
Hazard Installations and residential areas. 
 
The decision maker on any affected planning application needs to consider whether the 
development is contrary to the objectives of Seveso II and then consider whether there are 
any other material considerations of such overriding weight as to justify the development. In 
the UK, the objectives underpinning Article 12 of Seveso are pursued through the land use 
planning advice provided by the HSE to be weighed in the planning balance having regard to 
the Seveso objectives and the requirements of Circular 4/2000..   The circular explains the 
assessment carried out by HSE is of the ‘residual risk’ from potential major accidents at the 
site.  This is the risks of major accidents that remain once the operator has put in place 
measures to meet their legal duties to reduce risk to a level that is as low as reasonably 
practicable.    The guidance also highlights the importance placed by the government 
endorsed approach on controlling major developments for large populations in an inherently 
vulnerable setting.  Finally, that there is particular concern with developments which would 
result in large numbers of casualties, including deaths, in the event of an accident.  Major 
accidents cannot be eliminated entirely and whilst they remain rare events, their 
consequences can be very severe, (e.g. Buncefield explosion in 2005,  Pemex Gas 
Explosion, Mexico 2012 and the ammonium nitrate explosion at West in Texas, 2013). 
 
The Health and Safety Executive, a non departmental public body set up by primary 
legislation, is the statutory consultee on applications in the vicinity of Major Hazard 
Installations.  HSE provides its statutory advice, for the purposes of article 12 of the Seveso II 
directive, via its on-line tool known as PADHI (Planning Advice for Developments near 
Hazardous Installations).  The tool codifies over 30 years of HSE’s experience and expertise 
in advising local planning authorities on the safety of proposed developments around major 
hazard sites and pipelines.  HSE is consulted on 2000 cases per year across Great Britain 
and for ease of understanding, the advice is presented in the form of “advise against” or “do 
not advise against”.  In most cases (90%) HSE does not advise against the granting of 
planning permission.  The advice depends on the size and nature of the proposed 
development and its proximity to the major hazard described in three zones, inner, middle and 
outer.   In general, risks and consequences decrease from inner to outer zone.  To place 
HSE’s advice into context, HSE normally advises against developments of over 30 houses in 
the middle zone.  
 
Circular 04/2000 states that HSE’s advice should not be overridden without the most careful 
consideration and the circular goes on to explain that HSE will, on request, explain its advice.  
If an LPA is minded to grant permission contrary to HSE’s advice, HSE is given 21 days in 
which it can request the Secretary of State to call in the application for determination.  HSE 
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acknowledge that is an exceptional course of action 
(http://www.hse.gov.uk/foi/internalops/hid_circs/technical_general/spc-tech-gen-49.htm) and 
have only ever done so on five occasions in the past where there are exceptional safety 
concerns.  However the decision is for the LPA and HSE will normally consider its role to be 
discharged when it is satisfied that the LPA is acting in full understanding of the advice 
received and the consequences that could follow.  
 
One of the factors HSE takes into account is whether there are substantial numbers of people 
in the proposed development exposed to a significant level of risk.  To aid judgments on the 
strength of HSE’s advice, the HSE uses a method known as the Scaled Risk Integral.  This 
captures, in a single number, the relative magnitude of the risk a proposed new development 
presents.  The example of 30 houses in the middle zone approximates to an SRI value of 
about 35,000.   
 
Where the level of societal risk generated by a proposed development is substantial, HSE will 
initiate its internal call-in procedure in order to give further consideration to the application; 
HSE will give the most serious consideration to the application where the level of societal risk 
is such that development in the location would create serious public safety concerns.  This 
would be cases where the SRI is between 500,000 and 750,000.   Where the level of societal 
risk is so high that HSE will request call-in, this would be cases where the SRI exceeds 
750,000.   SRI figures are not the sole determinant for HSE deciding to request call-in in or 
not, however, they do provide an indication of the incompatibility between a proposed 
development and the major hazard.   Other considerations include the sensitivity of the 
exposed population, the utilisation of the hazardous substances consent and the challenge to 
HSE land use planning criteria, etc. A plan on the next page shows the proposed 
development overlaid with the Consultation zones for the gasholder.   
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The previous scheme was called in by the Secretary of State, with safety concerns one of the 
main reasons for doing so.  (The scheme was called in by the SoS before HSE formally 
requested it be called in).  The SoS concluded that the site which included the 2 tall towers 
would be very close to the Wandsworth gas holder and well within the zones where the HSE 
advise that planning permission should be refused on safety grounds. Furthermore, the tallest 
of the towers, and possibly the second tower, would lie in an area where the risk to the tower 
from a major accident at the gas holder would be far greater than the HSE’s threshold of 
exceptional concern for safety and for the consequences of such an accident. He concluded 
that the proposal would have a harmful effect on public safety, a factor to which he gave very 
significant weight when refusing the scheme. A number of discussions have also taken place 
between the applicant, HSE and council in the pre application stages of the design process to 
understand the risks from the gasholder and to redesign the scheme to reduce the 
incompatibility of the scheme with HSE’s PADHI advice. 
 
As part of the application the applicant has provided a report on the Health and Safety risks 
prepared by Renaissance Risk which contains their statement on the risks associated with 
this particular development and sets out how the applicant has calculated their own SRI 
values for the scheme. The HSE have made their recommendation on the scheme in their 
response letter.  In addition, an independent assessment of the Renaissance Risk report has 
been prepared by Mike Thorne Associates for the Planning Authorities.   
 
This site is located outside the inner zone but within the middle zone (within which the 
Spontaneous Ignition Zone, the Piloted Ignition Zones are indicated) and outer zone around 
the gas holder site on Armoury Way (see plan xx)   
 
One of the outcomes of the previous Inquiry which remains valid was the discussion of risk 
and consequences.  The likelihood of hazardous events occurring, are always very low. When 
combined with the consequences, however, the impact of an event can be significant, and the 
Government gives particular weight to large populations in vulnerable settings together with 
events resulting in many casualties. The likelihood of these events therefore cannot be 
compared to an individual’s daily risks, such as crossing the road. Moreover, consequences 
can include damage to confidence in areas such as economic development. 
 
The parties to this application have all agreed that the worst case scenario to be modelled 
and assessed in terms of harm, is one in which there is an ignited fireball in which 50% of the 
contents of the full gas holder ignites.  It is agreed that the chances of this occurring are 10 
chances per million per year and there is 90% degree of confidence attached to that figure. In 
the event of such an occurrence the fireball radius is predicted to be 117m.  It is likely that 
there will be many deaths and severe burns to people within the inner and middle zones and 
it is possible that buildings could ignite over the whole elevations within the Piloted Ignition 
Zone.  At 185m from the gasholder the risk of death from such an incident falls to 1% 
(Thorne, 2013) for indoor populations yet for those outside it would be nearer 50%.  Beyond 
this distance, inhabitants of most of the buildings on the proposed development would be 
subject to low fatality risks in the event of a representative worst case major accident or even 
in the event of the worst possible accident. However, most persons on the proposed 
development who were not subject to thermal shielding by building structures would be likely 
to suffer second-degree burns.  The more populated the area close to the gas holder the 
greater number of people likely to be harmed.  
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The HSE have stated in their objection that “a worst case major accident at the gasholder 
station could result in significant harm to those present, including at least second degree 
burns; with those in the Middle Zone either likely to receive more serious burn injuries or be 
killed. Within the ‘Piloted Ignition’ distance buildings could ignite. In view of the likelihood and 
consequences of such major accidents, the HSE advise that the risk to people at the 
development should be considered of serious concern.”  
 
The scheme has been amended since the previous proposal was considered by the 
Secretary of State. Significantly, the proposal has removed two towers, one of which was 
located in the Spontaneous Ignition zone and the other was located in the Piloted Ignition 
zone parts of the Middle zone. The proposed development now includes one tower, which 
although located within the Middle zone is located outside of the Spontaneous Ignition zone 
and Piloted Ignition zone. This means that people inside the tower building and away from 
windows should be protected against thermal radiation from most major accidents at the 
gasholder station.  The scheme is unviable without a certain degree of density and the tower 
has been placed in a location that minimises the sometime competing interests of distance 
from gas holder, impact on conservation areas, listed buildings and scheme design  and 
different locations for the tower have been considered (and shown in the design and access 
statement). The scheme has also been amended in response to comments from the HSE 
although it is acknowledged that the amendments do not remove their strong advice against 
the scheme. The site has a number of routes within it and in a scheme such as this these are 
important in the context of emergency access and egress in the event of an incident in 
addition to usual permeability, public realm and security factors.  It is considered that and this 
proposal has been designed in order to minimise the risks whilst still allowing a viable scheme 
to be delivered.   
 
The HSE’s letter has shown calculations that show the SRI values of the proposal with no 
Grampian conditions at 1 million. This places the scheme heavily in the advise against 
category and would be unacceptable without further mitigation.  
 
Given the scheme has a large amount of development in the zones nearest the gasholder it is 
proposed that a Grampian condition be applied to several of the buildings to state that they 
cannot be occupied until the Hazardous Substance Consent is revoked.  This will minimise 
the numbers of people being in the area in the event of an accident. With Grampian 
conditions restricting occupation of Buildings 5, 6, 9 and limiting use of Block 7 and 8 that the 
SRI values would be 450,000 (with average occupancy of each flat of 2.3 people) or 500,000 
(with average occupancy of each flat of 2.5 people). Block 12, which contains 12 flats and 
238sqm of A1/A3 retail/restaurant (2 units), is in the ‘Piloted Ignition’ zone.  Whilst its inclusion 
in the Grampian condition does not change the figures for the overall site it is at risk of mass 
building fire in the event of a major accident.   The actual Grampian condition to be attached 
will in fact not allow even limited use on blocks 7 and 8.  The scheme with the Grampian now 
delivers an SRI of approximately 500,000.   While risks remain these should be considered as 
part of the overall assessment of the proposal.  
 
One other important factor to be considered is the medium term future of the SGN gasholder 
site itself.  Gas holders are being phased out of use within the UK and the cost of maintaining 
gas holders is increasing as they age.  More modern technology enables gas to be stored 
under pressure underground in pressure reduction systems.  Ofgem has recently agreed a 
procedure to enable the gas industry to allocate costs of moving from gas holders to pressure 
reduction systems and associated decommissioning costs in a fair way to consumers.  SGN 
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(Scotia Gas Networks) has indicated in its proposed Business Plan for 2013-2021 that it plans 
to spend around £110M dismantling and removing all 111 gas holders located across its 
network by 2021.   
 
The HSE’s letter concludes that “the Scaled Risk Integral (SRI) values, even with the 
proposed Grampian conditions, are over 500,000 which is the level at which HSE gives the 
most serious consideration to requesting the Secretary of State to consider call-in. The 
scheme has been amended following discussions with the HSE. Furthermore, HSE has taken 
into account Southern Gas Network’s (SGN) decommissioning programme for its gasholders 
in London. The HSE are therefore not minded at this stage to request call-in should the 
Council grant planning permission contrary to HSE’s ‘Advise Against’ advice. This is subject 
to: 1) Confirmation of the details of the Grampian conditions that will control the occupation of 
the development site until the consent for the gasholder has been revoked, and; 2) SGN’s 
written confirmation of its plans for the Wandsworth gasholder, and; 3) Confirmation at 
Planning Committee that permission has been granted in full understanding of the risks from 
this development.” 
 
Confirmation has been received from SGN regarding their plans for the Wandsworth 
gasholder. SGN have stated that they are currently planning to de-commission the gas holder 
by 2017 and de-notify the Control of major accident hazards (COMAH) regulations and 
relinquish the hazardous substances consent. 
 
If it were resolved to grant planning permission the HSE would be given 21 days to decide 
whether to ask the Secretary of State to call the application in. 
 
Design  
Tall Buildings 
In order to assess the acceptability of the tall buildings on this site, in particular the tower, it is 
necessary to consider what the Secretary of State concluded when refusing the previous 
scheme. His position on this matter is a material consideration in the assessment of this 
proposal for development on the site. The Secretary of State stated that, while the Ram 
Brewery site is, in policy terms, an appropriate location for tall buildings, the presence of the 
two tall towers (42 and 32 storeys) on the northern edge of the site would be so overwhelming 
that they would harm the character and setting of listed buildings and undermine the 
distinctive quality of the conservation area. 
 
The Inspector stated that “Tall buildings on the Ram Brewery site could create an attractive 
landmark and, as part of a larger development, would act as a catalyst for regeneration; so, 
even though the two towers would not be acceptable in terms of their design and impact on 
their surroundings, I consider that in principle the Ram Brewery site would be a suitable 
location for tall buildings in general accordance with the locational criteria of Policy 4B.9.” 
However, this policy has since been superseded by Policy 7.7 of The London Plan (2011) 
which now promotes careful management of tall buildings rather than the previous emphasis 
of active encouragement.  
 
The Planning Inspector’s report also stated that the site was well located and that for the most 
part the development would be well integrated into its surroundings.  “The exception to this is 
the two tall towers on the Ram Brewery site. I consider, that the site, in principle, is an 
acceptable location for tall buildings. However, given the height and design of the towers I 
consider that their location on the northern boundary of the site would be harmful. The towers 
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would closely flank the grade II listed stables block. The disparity in size and scale between 
the two-storey stables and the 32 and 42-storey towers would be vast. The decision to make 
this a deliberate contrast, while supportable in principle, in this case goes far beyond what is 
acceptable because of the extremity of the contrast. The location, height, size and design of 
the towers takes no account of, and makes no concession to, the small scale and distinctive 
nature of the stables building. The contrast would be too great so that the relationship 
between old and new buildings would be harmful to the character and setting of the listed 
stable block.” 
 
Finally the Inspector stated “The towers would dominate views from the town centre and the 
surrounding area. While they would act as markers of the new extent of the town centre, 
signalling the regeneration of Wandsworth, they would intrude into critical townscape views of 
extremely important grade II* listed buildings. The Brewery group of buildings, of a robust 
industrial character, would have a sufficiently powerful presence to be relatively unaffected. 
However, the towers would be so overly prominent in views of the more elegantly designed 
All Saints Church and the carefully composed group of houses at Church Row that their 
settings would be unacceptably compromised. The towers would also dominate the typically 
small-scale conservation area adjacent to the site, intruding into longer views and changing 
the distinctive character of the local landscape. The towers would thus fail either to preserve 
the setting of important listed buildings of to preserve the character and appearance of the 
conservation area. I am not satisfied that the development of the Ram Brewery site as 
proposed would be sufficient to outweigh the harm to historic assets of such particular 
significance.”  
 
In stating that, with the exception of the towers at the northern end, the development would be 
well integrated into its surroundings, leads to the conclusion that the Inspector generally 
supported the scale and location of the other elements of the scheme. Although there have 
been some changes in this regard, the broad location and height of the lower blocks is similar 
in many respects to that considered at the Call In Inquiry.  
 
The Mayor for London comments that considering its town centre location; the need to 
generate a critical mass of people living and working on the site; and to signal regeneration of 
the site and the town centre, a well designed tall building could be in line with principles set 
out in Policy 7.7. The architectural approach for the tower is generally supported. The 
northern location of the tower is generally supported and overall it is considered that the 
character and appearance of the conservation area as a whole would be preserved. Now that 
the single tower has been moved to the west side of the River Wandle the setting of the 
stable building is significantly improved from the previous scheme and essentially preserved. 
Whilst the single 36 storey tower now proposed would have a reduced visual impact on 
surrounding listed buildings, English Heritage still considers that the setting of the listed All 
Saints Church and the listed terrace in Church Row would be adversely affected as the tower 
would be visible above the Church and Church Row from certain viewpoints in Wandsworth 
High Street.  
 
The Mayor and English Heritage is also concerned that the upper storeys of buildings in the 
centre of the site would be visible above the uniform ridge line of the listed buildings in Church 
Row and because of their height and design these would harm the appearance of the listed 
buildings in views from Wandsworth High Street. The applicant has sought to address this 
concern by reducing the height of the two blocks that would be visible in this view by two 
storeys and altering the architectural treatment of the roof elements and materials.  English 
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Heritage acknowledge the benefit derived from the reduction in the bulk, combined with the 
changes to the architecture and materials to create a more neutral back-drop to the listed 
buildings, and agree that this will be effective in allowing the listed buildings to “…retain a 
degree of visual primacy in views down Wandsworth High Street.”  
 
English Heritage conclude by saying that NPPF paragraph 134 requires the Council to weigh 
the harm English Heritage has identified against the wider benefits of the proposal, including 
securing the optimum viable use of the heritage assets on the site.  This assessment is given 
in the conclusion of the next section of this report – Effects on Heritage Assets. 
 
The Core Strategy in its vision for central Wandsworth, identifies this as an appropriate 
location for tall buildings.  Policy PL 12 (g) states: “…higher buildings reflecting the status of 
the town centre while respecting existing landmark buildings may be appropriate on some 
sites, such as the northern end of the Ram Brewery site.”  Core Strategy (paragraph 4.132) 
acknowledges the contribution that tall buildings can make by acting as landmarks at focal 
points of activity and by providing a catalyst for regeneration.  Policy IS 3 (d) states: “Tall 
buildings, that is those that significantly exceed the prevailing height of surrounding buildings, 
may be appropriate in locations…such as town centres…providing they can justify 
themselves in terms of the benefits they bring for regeneration, townscape and public realm”.   
 
Policy DMS4 of the DMPD sets out the Council’s detailed policy on Tall Buildings. The site is 
located in Wandsworth Town Centre which is identified as an area where tall buildings may 
be appropriate. In Map A2 of the SSAD, the Ram Brewery and Capital Studios/Duval works 
part of the development is located in an area which is sensitive to tall buildings. 1-9 Church 
Row and the area to the rear is located in an area which is inappropriate for tall buildings. The 
trigger for the assessment against tall buildings policy set out in Policy DMS4 is 5 storeys for 
the site and justification is required against the 15 criteria set out, which include the benefits 
the development can bring for regeneration, townscape and the public realm, and the effect 
on the historic environment.  
 
Policy DMS4b sets out 15 criteria that must be used to assess applications for tall buildings in 
order to demonstrate compliance with Core Strategy Policies IS3d and IS3e. The criteria 
along with an assessment of the proposal against the tall buildings criteria is set out below:  
 
i. Describe how the proposal contributes to social inclusion, environmental health 
and the economic vitality of Wandsworth. 
This assessment is given more fully in paragraphs 3.3 and 3.4 of this report and concludes 
that the scheme as a whole will make a very significant contribution to the economic vitality of 
Wandsworth town centre.  In addition, the scheme has been carefully designed to comply with 
all current standards of environmental health and to allow access for all members of the 
public regardless of disability.  
 
ii. Provide a transport assessment and travel plan demonstrating innovative and 
sustainable approaches to transport issues including reduction of private vehicle 
use and improved access to public transport. 
 
The applicant has submitted a detailed transportation and access statement supported by 
both TfL and the Council’s transportation planners that demonstrates a sustainable approach 
to transport issues.  In addition, the scheme will permit the creation of a traffic free public 
realm within a town centre that is currently blighted by high volumes of trunk road traffic. 
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iii. Describe how the proposal addresses the climatic effects on its surroundings 
including overshadowing, the diversion of wind speeds at ground level, heat 
islands and glare reduction. 
Supporting reports submitted by the applicant have demonstrated to the satisfaction of the 
Council that there will be some climatic effects arising from the tall buildings in terms of impact 
on sun/daylight, however there is sufficient sunlight to the public realm and amenity areas. 
There are some areas where mitigation of wind would required, although this is in a relatively 
small amount of the site. Mitigation would be secured by condition. 
 
iv. Show, through a detailed design analysis, that the proposal will have an 
acceptable visual impact on surrounding areas. The visual impact should be 
illustrated through computer visualisations and photo montages that cover the 
built and natural environment, strategic views, and the settings of conservation 
areas and listed buildings. Where clusters of tall buildings are proposed, this 
should also address the cumulative impact on the skyline. 
The applicant has carried out an extensive assessment of the visual impact that the tall 
buildings will have on the surrounding area and submitted verified computed generated 
images that show how local views of the site will be affected.  This visual assessment 
demonstrates that the tall buildings proposed will be widely visible from many local 
viewpoints.  In some cases the tall buildings will be seen in the context of important listed 
buildings and it is accepted that there will be harm to the settings of some listed buildings.  
Similarly, the site sits at the heart of the Wandsworth Town Conservation Area and its 
character and appearance will be affected.  However, it is considered that, whilst there is 
harm, the scheme would no be viable with out the tower and the tower is located in the most 
appropriate part of the site given the gasholder and conservation area constraints, despite the 
harm to the setting of some listed buildings. 
 
Concerns have been raised regarding how accurately the images portray how someone 
would see the image if they were actually standing at the various viewpoints. The way that the 
images have been taken is identified on each image and in terms of field of view, it reflects 
what the human eye would see, although the images appear to downplay the size of a 
building in the centre of the image. The images are only part of the assessment and as long 
as care is taken in terms of understanding the limitations of the image, they can be useful to 
help understand the impacts.  It should be noted that the computer generated images are 
primarily for information and consultation purposes.  The technical drawings provide the 
definitive set of drawings in terms of measuring height, distances and massing.   
 
v. Assess the impact on the existing historic environment through a conservation 
impact assessment identifying how the surrounding area's character or 
appearance or the setting of a listed building will be preserved or enhanced. 
As set out in Core Strategy Policy IS3e, views of the Westminster World 
Heritage Site will be protected in accordance with the London View Management 
Framework. 
The applicant has carried out an extensive assessment of the scheme’s impact on the historic 
environment.  As stated above it is accepted that there will be some harm to the setting of 
important listed buildings and the Wandsworth Town Conservation Area.  The effect on 
heritage buildings and the Conservation Area has been outlined more fully later in this report 
(see paragraphs 7.14 – 7.27). The conclusion is, on balance, that the proposals will not cause 
substantial harm to either the settings or views of heritage buildings or to the character and 
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appearance of the Wandsworth Town Conservation Area.  It is considered that any harm 
would be offset by the noticeable heritage benefits the scheme would deliver.  There are no 
impacts on World Heritage Sites. 
 
vi. Describe how the proposed land use mix supports and complements the 
surrounding land use pattern and local community. 
The proposals will provide new retail, cafes and restaurants set within a high quality public 
realm that will be an asset to the viability of the town centre.  This, combined with the 
provision of new homes, will bring new life and vitality that will enhance the attractiveness of 
the place for shoppers and residents. 
 
vii. Describe how the massing and scale of the proposal creates a form that is well 
integrated into surrounding development.  
There are already tall buildings in the form of the towers of the Arndale Estate and the 
residential tower, at the southern end of Southside.  These now form an unmistakeable 
cluster, marking the town centre, and composed in a line at the head of the Wandle Valley.  
Sudbury House – the highest of the Arndale Estate blocks – presently acts as the landmark 
for the town centre.  This building is a product of much less sensitive development of the early 
70s and has a negative image.  The proposed tower has been well designed and its form and 
materials has been carefully considered.  This, together with the other new buildings are 
attractive and well designed and will set a new standard for tall buildings positively expressing 
the regeneration of the town centre. 
 
viii. Demonstrate how the proposal successfully sits within the existing townscape 
and landform by way of a townscape/landscape impact assessment. 
The applicant has carried out a thorough Townscape, Heritage and Visual Impact 
Assessment that demonstrates clearly, using verified computer generated images, how the 
proposals will sit within the site’s townscape context.  It is accepted that there will be no 
substantial harm to the surrounding townscape and that the benefits to the townscape are 
significant and will outweigh any harm caused. Despite landscaping being a reserved matter 
across parts of the site, sufficient details have been submitted to demonstrate that the 
proposed landscape proposals are well considered. 
 
ix. Describe how the proposal positively contributes to streetscape, particularly 
including active frontages and legible entrances. 
The tall building has been designed to provide active uses on all its three public frontages that 
will contribute to the richness and attractiveness of the adjoining public realm.  In addition, the 
scheme as a whole has been designed to provide new active frontages to the High Street, 
Ram Street, Armoury Way and Wandsworth Plain.  This is considered to considerably 
enhance the character and appearance of the Conservation Area.  The public realm provided 
within the scheme has almost continuous active frontages with numerous entrances to the 
buildings and will be particularly well connected to the surrounding streets with clearly legible 
‘gateways’. 
 
x. Describe how the proposal responds positively to any characteristic alignment and 
setbacks of surrounding areas. 
 
There are a number of tall buildings in the town centre already. The five tall residential 
buildings associated with the Southside development are aligned with the course of the River 
Wandle, as is the tall building under construction within the Wandle Delta area beyond the 
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railway line to the north of the site.  The line of the river represents a zone of change where 
tall buildings are now a characteristic feature.  A tall building beside the River Wandle at the 
north end of the site is consistent with this historic pattern of development. At ground level the 
tower will address Armoury Way on a traditional building line, whilst the set back from 
Wandsworth Plain is a requirement to allow for future road improvements.  
The rest of the scheme has been designed to replicate as far as possible the characteristic 
morphology of the surrounding context and in so doing reinforces the distinctive character and 
appearance of the Conservation Area.  For example, buildings on Ram Street replicate the 
building line and massing of the retained brewery buildings and uncharacteristic set backs 
have been minimised wherever possible.  
 
xi. Describe how the proposal has been designed to create high quality public 
spaces. Particular consideration should be given to climatic comfort, the need 
for sun, light and shade, compatibility of adjacent uses and the quality of 
materials.  
The scheme will deliver new public realm of the highest quality. It is evident that great care 
has been taken to design a series of interconnected, fine grained and varied spaces, each 
designed with its own distinctive character. Given the variety of public spaces created there 
will be opportunities for the visitor to enjoy sun, light and shade throughout the day and at all 
times of the year (see paragraph 7.34 of this report). 
 
xii Describe how the proposal will encourage public access.         
 
This is going to be a significant new place within the town centre and the tall building will 
function as a positive marker for this. As such, it will encourage public interest and access to 
the site which has been designed to be well integrated with its surroundings with a high 
degree of permeability to facilitate access from all directions.  There will be two access points 
from Wandsworth High Street, three from Ram Street, three from Armoury Way and one from 
Wandsworth Plain.  In addition, the scheme allows for riverside walks on both banks of the 
Wandle and provides three new bridges across the Wandle.  Within the scheme the public 
realm has been designed to allow access for all, regardless of disability. 
 
xiii. Describe long term maintenance commitments in a maintenance programme 
including details for the long term maintenance and management of public 
spaces. 
This aspect will be addressed in detail within the landscaping reserved matters. 
 
xiv. Submit a Management Plan, for which the freeholder is responsible, specifying 
how the landlord(s) will manage the development. 
A management plan will be submitted under condition prior to occupation of the development. 
 
xv. Demonstrate financial and technical credibility of design. 
A financial viability report has been submitted and has been independently assessed.   
 
In conclusion, the proposed tower is considered to be well designed and has been located 
where it overcomes the previous proposals’ impact on the setting of the listed Stable block.  
The tower will. have less impact on the setting of the grade II* listed All Saints Church and 
Church Row terrace than the previous two towers but it is accepted that there will be some 
harm to the settings of these listed buildings. However, there will be significant benefits in the 
form of enhancement to the appearance of other parts of the Conservation Area; the 
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sympathetic refurbishment and re-use of listed buildings and; the regeneration of the town 
centre with new facilities and the provision of high quality public realm. These benefits are 
considered to outweigh the harm caused.  
 
As stated in the Inspector’s report, this site is, in principle, considered suitable for tall 
buildings. The replacement of two towers with one tall, landmark building is a substantial 
improvement on the previously considered scheme and it is considered that the tall building 
meets the criteria set out in Policy DMS4b and is compliant with Core Strategy Policies IS3d 
and IS3e.  
 
Effects on Heritage Assets 
Character and Appearance of the Conservation Area 
The considerations are whether the proposals will preserve or enhance the character and 
appearance of the Wandsworth Town Conservation Area; whether the proposals will preserve 
the setting of listed buildings both on the Ram Brewery site and elsewhere and; whether the 
alterations proposed to the listed brewery buildings preserve their special architectural and 
historic interest.  
 
The Conservation Area Appraisal says that the special character of Wandsworth Town “is 
derived from its being one of the oldest and most important settlements in the borough.  
Evidence of historical development and street pattern remains and this, together with an 
attractive townscape and its wealth of listed buildings means that it is an area which is both 
historic and architectural importance.” 
 
The proposals leave all the Conservation Area’s important features intact; they do not 
obliterate or cover up historical street patterns or topographical features; no buildings of 
special architectural or historic interest are demolished; and they introduce new uses and 
allow public access to and enjoyment of historic buildings and features previously 
inaccessible or hidden away. Evidence of the history of the Conservation Area is therefore 
both preserved and enhanced. 
  
The intensity and ambition of the proposals reflects the importance of the town centre just as 
over time previous phases of development have done; restating, reaffirming and emphasising 
the significance of the Wandle crossing as a centre of activity thereby enhancing the special 
interest on which designation of the conservation area was based.  
 
The conservation area is a large complex mixture of buildings from different phases of 
development with individual buildings varying greatly in quality from the finest to the more 
mediocre.  Overall, this is an area of special interest partly due to its richness and complexity 
and the character appraisal identifies the distinctive component parts.  The Brewery site has a 
distinct, separate identity which is not entirely positive but another mixed bag of very high 
quality and mediocre, domestic scale and industrial scale, landmark and background 
buildings, all behind a secure, impermeable boundary wall.  
 
Those heritage assets and characteristics of the greatest significance that should be 
preserved have clearly been identified, i.e the principal listed brewery buildings and the stable 
block and those buildings and parts of the site where there is clearly the need for change are 
also correctly identified.  The need for change itself presents opportunities for the wider 
conservation area which has suffered from underinvestment, fragmented public realm, poor 
visual image and disconnectedness from much of its catchment area. The change proposed 



 
 
 

62

can be accommodated without harm and the benefits that the scheme brings to the town 
centre also amount to significant enhancement of the conservation area.  The scheme will 
add to the conservation area a whole new component that will enhance its special richness 
and allow greater appreciation and enjoyment of many of its most important heritage assets. 
 
 
The setting of listed principal brewery buildings  
The Grade II* listed brewery complex, together with the former Brewer’s House (Grade II) and 
the Brewery Tap public house (Grade II), present an impressive façade to Wandsworth High 
Street and provides a unique identity and character to the town centre.  The scheme 
acknowledges the sensitivity of this southernmost part of the site by locating the lower, more 
fine grained buildings here and in so doing successfully preserves the settings of the retained 
listed buildings. A new frontage building of 4 storeys in height, set back from the street behind 
a new public space, in a simple, contemporary style with brick elevations would be 
sympathetic to and complement the adjoining heritage buildings.  It would replace existing 
buildings that are of no great merit and which make little contribution to the appearance of this 
part of the conservation area.  The removal of these buildings and the high brick boundary 
wall on Wandsworth High Street and their replacement with the proposed new frontage 
building, would enhance the appearance of the frontage to the High Street.  The changes 
proposed would also open up views of the important heritage buildings that are presently 
hidden from view. 
 
 
The setting of the stables block 
The Inspector was critical of the previous scheme proposing two towers on either side of the 
listed stables block and concluded that because of the stark contrast in height the towers 
would be overwhelming and harm the setting of the listed buildings.  By moving the tall 
building to a location to the west of the Wandle and flanking the stables with new buildings 
ranging from two to six storeys the scheme reduces the contrast in height with significantly 
less impact on the setting of the stables block.  At present, the setting of the stables block is 
compromised by its context, crowded by large industrial sheds and certainly not part of any 
thoughtful architectural or townscape composition. The stables will enjoy greater townscape 
prominence in their new setting and will form the focus of a new public space and the 
termination of the north-south pedestrian axis. English Heritage made no comment on the 
proposed tower and its effect on the setting of the stables and the Mayor noted that the 
setting of the stable building is significantly improved from the previous scheme and 
essentially preserved in the context of the policy tests. For these reasons it is considered that 
the proposals will not only preserve but also enhance the setting of the listed stables block.  
 
The setting of other listed buildings 
The fine terrace of Georgian houses in Wandsworth Plain and All Saints Church in 
Wandsworth High Street which are listed Grade II* together make an excellent townscape 
group especially when viewed from Wandsworth High Street.  The tower at the north end of 
the Capital Studios site and the ten to twelve storey spine block buildings would be visible 
from certain viewpoints in Wandsworth High Street rising above the roofline of the listed 
Georgian terrace in Wandsworth Plain and the listed All Saints Church.  English Heritage has 
commented that the tower will harm the significance of the grade II*listed church and the 
Church Row terrace by adversely affecting their setting.  In addition, English Heritage 
expressed similar concern about the height and design of the central spine blocks that would 
be visible above the ridge line of the Church Row terrace. The applicant has sought to 
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address this concern by reducing the height of the two blocks that would be visible by two 
storeys and altering the architectural treatment of the roof elements and materials.  English 
Heritage acknowledge the benefit derived from the reduction in the bulk, combined with the 
changes to the architecture and materials to create a more neutral back-drop to the listed 
buildings, and agree that this will be effective in allowing the listed buildings to “…retain a 
degree of visual primacy in views down Wandsworth High Street.” English Heritage accepts 
that the revised proposals have lessened the harm but its view remains that the proposals will 
have an adverse impact on the significance of the Church Row terrace.  
   
English Heritage’s expert advice is that there will be harm to the significance of All Saints 
Church and Church Row, all grade II*listed buildings, arising from the proposed 36 storey 
tower and the central buildings that will appear behind the listed buildings.  However, in the 
view of English Heritage the harm in both cases will not be substantial.  It is accepted that 
there will be some harm to the setting of these listed buildings and in cases, where a 
development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, the NPPF (paragraph 134) requires the Council to weigh the harm 
against the public benefits of the proposal, including securing its optimum viable use. In terms 
of the public benefits, the proposals will: 
 
Be well integrated and complementary to the surrounding conservation area. 
Remove undistinguished, inaccessible, redundant industrial buildings and replace these with 
new shops, homes, business and leisure uses within well designed buildings that will enhance 
the conservation area. 
Provide a new, high quality public realm in the form of a series of attractive streets and 
spaces with distinctive character, all open to the sky, that will enhance the setting of the 
brewery’s listed buildings and add a vibrant new quarter to the town centre. 
Allow unprecedented access to and crossings over the River Wandle, fulfilling a long standing 
objective of the local community to elevate and celebrate the river to which the town centre 
owes its existence. 
Deliver a very significant contribution to the economic regeneration of the town centre through 
the improvement of its shopping and leisure offer. 
Provide a striking new landmark building that will be the embodiment of the regeneration 
process and will signal the public spaces and other publicly accessible facilities that make up 
a new town centre destination. 
Contribute to the cost of a scheme to remove through traffic from the town centre and so 
create further regeneration opportunities and enable continued enhancement of the 
conservation area. 
 
             The proposals offer Wandsworth town centre an opportunity for growth, investment 
and beneficial change and the harm caused to the significance of some heritage assets is 
outweighed by the significant public benefits the scheme brings.  
 
              In terms of securing the optimum viable use, it is considered that the proposals have 
been carefully designed to secure the future of the brewery’s principal listed buildings without 
harm to their significance, enhance the conservation area and minimise harm to other 
heritage assets.  The tower has been located where it will no longer harm the setting of the 
listed stables block and to minimise harm to the setting of All Saints Church, whilst the central 
blocks have been reduced and redesigned and their impact on the setting of the Church Row 
terrace has been lessened, as acknowledged by English Heritage. It is considered that the 
uses proposed are not only appropriate but also viable, thus ensuring the long term 
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conservation of the site’s heritage assets.  In addition the regenerative benefits of the scheme 
are likely to bring about investment in and conservation of other heritage assets in the 
conservation area.  
 
           
 Proposed alterations to listed buildings (listed building consent) and proposed demolitions 
(conservation area consent) 
All the listed brewery buildings would be retained, refurbished and sensitively adapted to new 
uses. There would be minimal amount of removal of fabric and insertion of new openings and 
in some cases mezzanine floors to facilitate these new uses, all of which will allow 
comprehensively improved levels of public access to these hitherto private buildings.  The 
stables block will be sympathetically converted for use as a restaurant and its intrinsic value 
maintained with the retention of its internal features.  In all cases the details of works will be 
controlled through conditions and would cause no harm to the special interest of the listed 
building concerned. 
 
The public will have access to not only enjoy the historic character of the interior spaces 
within the brewery buildings but also to see the unique historic brewing equipment in its 
original setting and in particular the working Victorian beam engine that once powered the 
site. The proposed micro-brewery, visitor centre, restaurant and other retail uses would all 
provide appropriate and viable new uses for these former industrial buildings.and would allow 
much enhanced public enjoyment.  
  
The listed Brewery buildings north of the Brewery Tap, along the Ram Street frontage, contain 
few windows with many either barred for security or obscured and there are no entrance 
doors from the street. The sensitive insertion of new openings in the form of entrance doors 
and new window openings would allow access and views to the new activities contained in 
the refurbished listed Brewery buildings and would enhance the Ram Street frontage. 
 
Many unlisted buildings are proposed to be demolished and for the most part these are 
undistinguished industrial buildings that make no contribution to the special interest of the site 
or the conservation area and their removal and replacement with new buildings represents an 
opportunity for significant enhancement.  However, the canteen building, which was retained 
with the previous scheme, is proposed for demolition.  This small, two storey building has 
some significance and its loss is to some extent regrettable.  However, its demolition is 
considered to be justified because it will enable the creation of a better quality public realm 
and townscape within the scheme.  It will be replaced by a new building that will occupy a 
pivotal position in defining two important new public spaces - Ram Courtyard to the east and 
Café Square to the west.  It will form a division line between the raised ground level along the 
banks of the Wandle and the existing ground level around the retained brewery complex and 
will be a vital component in the flood defences of the site. 
 
The Capital Studios buildings are proposed to be demolished and replaced by the proposed 
tower and 3-7 storey buildings, each defining new routes through from Wandsworth Plain to 
the River Wandle.  Here, the northern route is to extend into the Brewery site via a footbridge 
link. 
 
The northern portion of the Ram Brewery site, including the Capital Studios site, with 
frontages to Armoury Way, Ram Street and Wandsworth Plain contrasts strongly with the 
character and appearance of the Wandsworth High Street end of the site.  The townscape 
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quality is poor and is dominated by the scale of Armoury Way and the intrusion of traffic.  
Street enclosure is poor with high walls and security fences to both the Brewery and Capital 
Studios sites.  The buildings within the Brewery are barely visible above the boundary and the 
Capital Studios building is incongruous and makes no positive contribution to the area.  This 
is a much less sensitive part of the conservation area where new development has the 
potential to effect noticeable enhancement. 
 
The new frontage buildings to Wandsworth Plain will enhance the appearance of the 
conservation area by providing strong definition and enclosure to the street where none exists 
at present.  They have been designed in a contemporary style to respect the setting of the 
adjoining terrace of listed buildings with simple, brick elevations with a strong parapet line and 
a vertical emphasis to the fenestration that responds well to the rhythm of buildings in the 
street.    
 
The tower marks the northern extent of the site, providing a visual focus that will transform the 
townscape, whilst new frontage buildings would considerably enhance the character and 
appearance of Armoury Way and Ram Street.  The existing poor quality townscape does not 
contain any positive features or characteristics and the development will enrich this location 
with attractive new buildings.  
 
Overall, the latest proposals continue to maintain the exemplary approach to heritage led 
regeneration that was complemented by the Inspector under the previous scheme. The 
proposals will not only preserve but also enhance the special architectural and historic 
interest of the town centre and will facilitate its continued regeneration, making further 
investment in the conservation of its heritage assets more likely.  
 
Public spaces/ routes 
Policy DM03 states that new public open space with convenient access for all will be 
provided. Because of its location immediately adjacent to the town centre the site offers the 
opportunity to contribute considerably to the town’s further regeneration. As identified in the 
Core Strategy, the Ram Brewery site and the Capital Studios site together occupy a 
strategically significant location, between Wandsworth High Street and Armoury Way and 
either side of the River Wandle with the potential to deliver the major objective of improving 
links between the town centre and the Thames riverside. Redevelopment offers the prospect 
of public access through the sites, including riverside walks on either side of the Wandle. 
 
Policy PL12b of the core Strategy states that the Ram Brewery redevelopment should deliver 
a high quality public realm and a new public space of civic significance at the High Street to 
connect with an enhanced entrance to the north mall of the Southside Shopping Centre and 
increased public access and high quality pedestrian connections through the site within a 
close grained public realm, including riverside walks and bridge connections across the River 
Wandle. 1.21 hectares of the site would be publicly accessible.  
 
The proposal offers the benefit of opening up the site and improving links between the town 
centre and the Thames riverside as well as providing riverside walks along the River Wandle. 
The space between the river and the buildings would be between 4 to 8m wide. The provision 
of this riverside walk would provide a significant benefit of the scheme and would allow public 
access to pedestrians and leisure cyclists. In addition, 3 new pedestrian bridges would 
provide a link across the River Wandle: one towards the northern end of the Capital Studios 
site; another at the southern end of the Capital Studios site and one linking the existing small 
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open space on Wandsworth High Street to the new riverside walk on the Brewery site. These 
footbridges would also add visual interest to the scheme. Policies DMO3 and DMS1 seek 
inclusive access for all in the provision of new public routes and space. There are significant 
changes of level across the site of up to 1m, to allow for the retention of the existing Listed 
Buildings and to provide an appropriate site level adjacent to the River Wandle to reduce 
flood risk. This poses some challenges regarding access for all around the site, however, 
ramps are proposed around the site to avoid unnecessary detours for different users. 
Following initial submission, discussions have taken place with the Greater London Authority 
and two additional ramps have been incorporated to 1:20 and 1:19 gradient to further improve 
inclusive access across the site. The site would be pedestrian friendly as no vehicular access 
is proposed throughout the site, except for emergency access. The site would generally 
connect well with its surroundings linking into existing and future crossing points. The link to 
the Thames Riverside to the north would be via the crossing of Armoury Way where it joins 
Ram Street and Wandsworth Plain. Further crossing points are currently limited to the north 
due to the presence of Armoury Way. Although it would be beneficial to linkages between the 
town centre and the Thames, it is not currently proposed to provide any additional crossing of 
Armoury Way between these crossing points, given the difficulty of additional crossings of the 
strategic road network. This is most likely to be considered as part of any re-routing of the 
Wandworth gyratory. 
 
A courtyard space surrounded by the retained listed Brewery buildings would be created. A 
pedestrian route with shops on either side would link to the public space in front of the 
retained Stable building. This space would be connect well to Armoury Way, to Ram Street, 
Barchard Street and beyond to Old York Road in the east and to the new Wandle riverside 
walk in the west.   
 
Regarding sunlight to the public spaces, the areas where there would be more than 2 hours of 
sunlight on March 21st and September 21st are adjacent to the River Wandle, the Stables 
courtyard, the area at the southern part of the site adjacent to Wandsworth High Street and 
the area to the north-west of the Listed Brewery buildings. Much of the north-south route in 
the centre of the Ram Brewery site extending north to the Stables block and south between 
the 3 smaller blocks at the south of the site would have less than 2 hours sunlight. The 
amount of sunlight would increase to 21st June and decrease to 21st December. Given the 
height of the buildings to the south of the public space adjacent to the Stables, the public 
space would be in shade for parts of the day. Although not ideal, in terms of sunlight reaching 
the central route of the site between blocks 3C and 10K, there is a wide range of public space 
available throughout the scheme so it should be possible to sit somewhere in the sunshine at 
most times of the day, particularly in the summer months. 
  
Public art would be incorporated into the design to enrich the public realm and the retention of 
existing listed buildings should help to provide a quality environment and will open up this part 
of the Wandsworth Town Conservation Area and contribute to the regeneration of the town 
centre. 
 
Wind assessment studies reveal that conditions at ground level would be suitable for 
standing/entrance use or better throughout the year, apart from some areas where leisure 
walking conditions occur. Public thoroughfares within the site would be suitable for leisure 
walking or better. During the summer the wind microclimate would be suitable for standing or 
sitting at the majority of locations. The entrance to the tower is proposed to be recessed 
which would reduce the impact of wind at this location on residents of the building. The Ram 
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courtyard, stables square and along the River Wandle would be suitable for sitting and 
standing throughout the year, with the majority of locations suitable for sitting during summer 
months when these spaces would be most heavily used. The main exception would be to the 
south-east of the tower to the east of the River Wandle. Removable localised screening would 
be required along parts of the public amenity space adjacent to the River Wandle, which 
would have some temporary impact on openness, but would not be unusual around an 
outside seating area. A condition is proposed to control their appearance and secure their 
provision. The areas where wind conditions are at their worst and are only suitable for leisure 
walking are to the south of the tower.  
 
This site forms part of the Wandle Valley corridor. Policy PL10 identifies this area as being 
part of a future Wandle Valley Regional Park as well as seeking improved accessibility, seeks 
ecological improvements to the Wandle. The development meets the wider policy aim of 
providing linkages between the town centre and the Wandle mouth/Thames path. The 
ecological function of the river banks would be improved by changing the profile of the river 
and providing a greater area of the site for the river banks. This would also add to the visual 
interest of the river. The final details would be subject to conditions and would be dependent 
to an extent on the river levels resulting from the potential removal of the half tide weirs which 
are located downstream of this site. 
 
Overall, the proposal would provide an attractive new environment that would be an asset to 
the town centre. The River Wandle would be opened up in a way that would expose and 
exploit what is at present a hidden asset to the benefit of the town centre.  The proposal 
would also provide Wandsworth Town with significant new public spaces so that residents, 
visitors and those working in the town centre can benefit from additional town centre facilities, 
including its heritage, shopping and recreational facilities.  
 
Residential amenity of proposed units: 
Space standards 
Policy DMH6 sets out the minimum space standards for new residential units: Studio or 1 
bedroom (1 person) accommodation is 37sqm; 1 bedroom (2 person) accommodation is 
50sqm; 2 bedroom accommodation is 61sqm; 3 bedroom family sized units is 74sqm. When 
compared to these minimum standards, one studio unit at 35sqm is undersized by 2sqm and 
therefore contrary to policy. The other 660 units are policy compliant in this regard. 
 
Sunlight/daylight 
In terms of internal lighting, 820 of the 925 rooms on the site (89%) achieve the 
recommended values for Average Daylight Factor. The units that fail are in Blocks 3 and 10. 
656 of the 925 rooms achieve the 80% No Sky Line (amount of room where sky is visible at 
desk height) recommended within the Building Research Establishment Guidelines. Those 
which do not meet the guidelines tend to be those with balconies located directly above their 
glazing. The proposed flats would generally have a good outlook and meet the Council’s 
guidelines in terms of size. Although, some would not receive high levels of light, the 
accommodation is considered to be of a good standard. 
 
The London Housing Design Guide seeks to minimise single aspect north facing units. 38 of 
the units are single aspect north facing units. These are all studio and 1 bedroom flats located 
in Block 5 (the tower). 38 units represents 5.7% of the total units, which is not considered 
excessive, particularly given the location of the site in the middle of the Wandsworth gyratory. 
The proposal broadly complies with policy in this regard. These units would receive minimal 



 
 
 

68

direct sunlight, although would benefit from good levels of daylight given their open aspect to 
the north. 
 
Regarding the changes proposed in the amendments, the increase in massing to Building 9 
would not result in an alteration to the light levels of the proposed buildings and the reduction 
in height of buildings 3B, 3C and 10 would increase light to surrounding buildings. 
 
Privacy 
The distances between facing windows throughout the development are generally around 
18m, although there are locations where distances fall below this, but these are not generally 
between directly facing windows. The distance between blocks 3C and 10J across the 
proposed shopping street running north/south would generally be 18m, although it reduces to 
13.5m at the narrowest point. This is considered appropriate in this urban location, given that 
future occupiers will be aware of the arrangement. The internal spaces within the two 
residential blocks of 3B/3C are approximately 16.5m-18m wide and it would provide a 
satisfactory amount of privacy. It should be noted however that many of these rooms are dual 
aspect and the outlook would be equivalent to across an average street. In a number of 
instances where this occurs, particularly at the southern end of the site, the facing windows 
are at an oblique view and not therefore directly facing. The flats have been designed to 
reduce overlooking at this close distance as far as reasonably practical. Within the Capital 
Studios site, the distance between flats in block 4E and the tower would be 8m. A number of 
the windows to second bedrooms of the dual aspect flats which face Block 5 (the tower) are 
proposed to be obscure glazed. This is not ideal but it is considered that the flats would have 
a good standard of amenity overall.  
 
The buildings at the southern end of the site are small blocks and many units benefit from 
dual aspect rooms. The distances between Blocks 3C and 3A/2 is as little as 7.5m in places. 
Living room windows of Block 3A face Block 1. Obscure glazing is proposed to the southern 
elevation of Block 3A facing Block 1. These flats are dual aspect and therefore all rooms 
would benefit from alternative outlook other than the second bedroom, therefore the amenity 
of the flat would be acceptable. The distance between Block 6 and Block 3C is 12m, which 
would result in some mutual overlooking. Between Blocks 9 and 12 the distance is a minimum 
of 16m, which although not ideal would not warrant refusal. Overlooking could be limited by 
the proposed conditions to provide obscure glazing or other measures to avoid direct over-
looking. Flexibility could be incorporated into these conditions to allow for other solutions to 
reduce overlooking between directly facing windows, such as incorporating windows which 
faced in a different direction or incorporating other features which restricted views in certain 
directions, subject to their impact on the overall design of the buildings. Future occupiers 
would be aware of the proximity of windows of adjoining flats when purchasing the properties. 
   
The primary aim of this Council policy is to protect existing residents from the detrimental 
impact of over-looking from nearby new development. The minimum distance between the 
proposal and existing residents is across Wandsworth Plain. This is a distance of 19m, which 
is a reasonable distance and is across a road and would not warrant refusal. Otherwise the 
distance exceeds 20m and would not therefore have a significant impact on surrounding 
occupiers in terms of privacy. 
 
Noise 
The London Housing Design Guide seeks to minimise single aspect units in noise exposure 
categories C or D. None of the proposed units would be in noise exposure category D. as 
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defined in PPG24 (now superseded by the NPPF). Category C is a residential unit which 
would experience 63-72dB (day) and 57-66 dB (night) traffic noise. 38 of the units are single 
aspect studio and 1 bedroom flats located in Block 5 (the tower) and are in noise exposure 
category C as they front Armoury Way. 38 units represents 5.7% of the total units, which is 
not considered excessive, particularly given the location of the site in the middle of the 
Wandsworth gyratory. There are 5 units in Block 6 and 18 units in Block 9 which are family 
units within noise exposure category C. This represents 3.5% of the total units which is not 
considered to be excessive.   
 
Residential units will need to be protected against external noise to achieve internal noise 
levels which meet the good design criteria recommended in BS 8233:1999. Mitigation would 
be required for construction, glazing and ventilation for some of the residential units to ensure 
that they meet adequate noise standards internally. Traffic noise will be the dominant noise 
source affecting the site and will differ depending on if the current gyratory traffic system 
remains or is altered. The Mayor has identified that there are a number of single aspect flats 
fronting Ram Street, Armoury Way and Wandsworth Plain and states that suitable mitigation 
will need to be considered. This will be dealt with as a condition requiring appropriate level of 
glazing. Some modelling may be necessary to indicate if the proposed changes will increase 
or decrease the traffic noise.  
 
Noise from the operation of the riverside waste transfer station 300m away will not impact on 
the proposed development as there are currently no complaints from developments such as 
Anchor House which are much closer to the transfer station.  
 
A construction management plan must be submitted and agreed and a delivery and service 
plan required for the final development to prevent noise disturbance within and surrounding 
the development.  
 
Ventilation for the kitchens of any A3, A4 or A5 uses within the development must be given 
early consideration as low level extraction points may give rise to problems of odour and 
noise nuisance. Conditions are proposed regarding mitigation against external noise, 
ventilation and construction for the commercial units.  
  
Amenity Space 
Policy DMH7 states that planning permission will be granted for proposals that comply with 
the following minimum standards of dedicated amenity space: 10sqm for one and two 
bedroom dwellings; 15sqm for dwellings with three or more bedrooms. A combination of 
private and communal space can be used. Amenity space is proposed in the form of 
balconies, terraces and communal amenity space. A total of 7,074sqm of outdoor amenity 
space in all these forms is proposed. The Council’s Housing SPD states that where the 
development includes non-family accommodation, the provision of other amenities, such as 
indoor leisure facilities for use by residents may be appropriate to meet the requirements of 
DMH7. The entertainment suite and gym on levels 1 and 2 of Block 5 would provide 545sqm 
of space and could therefore be added to the total outdoor amenity space to provide a total of 
7,619sqm. The total amount of amenity space required for the proposed development would 
be 7,475sqm. This includes 10sqm per studio unit. Although Policy DMH7 is not explicit in 
terms of whether studio units require amenity space, para. 2.24 of the Council’s Housing SPD 
states that non-family accommodation has a minimum requirement of 10sqm. The 
development would therefore comply with the minimum amenity space provision required for 
these residential units. All units would have access to communal amenity spaces whether 
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they have their own private balconies or not. A management regime, allowing this access, as 
well as a maintenance regime, would be secured by condition in accordance with Policy 
DMH7d. 
 
Policy DMS4iii (Tall Buildings) states that applications for tall buildings will be required to 
address the climatic effects on its surroundings including overshadowing and the diversion of 
winds at ground level. BRE sunlight and daylight guidance recommends that at least half of 
an amenity area should receive at least two hours of sunlight on 21st March/ 21st September. 
The communal amenity space of Block 4 on the Capital Studios site would be well sunlit with 
99.8% of the amenity space receiving 2 hours or more of sunlight. The communal amenity 
space of Block 3 on the west of the Ram Brewery site would have 34.1% of the area in 
permanent shadow, but 50.2% receiving more than 2 hours of sun. Block 10 on the east of 
the Ram Brewery site would have 0.1% in permanent shadow, but 53.3% receiving more than 
2 hours of sun. These spaces would comply with the recommended levels of 50% within the 
BRE guidance. Many of the amenity spaces would have direct sunlight during the middle of 
the day but some would have more restricted sunlight in the early morning or evening time.  
 
The movement of wind would be dependent on other sites and buildings coming forward. The 
following sets out the general wind conditions that would be experienced. The first floor 
communal amenity space at the centre of Block 10 would be suitable for sitting all year. On 
the first floor communal amenity space of Block 3, 2 out of 3 locations would be suitable for 
sitting all year with 1 out of the 3 locations being suitable for sitting only in the summer 
months. On the first floor communal amenity space on Block 4, 1 of the 2 locations would 
generally only be suitable for standing throughout the year and the other location would be 
suitable for standing except in the summer months. Some mitigation would be required. For 
this roof terrace, in particular, combinations of planting, structural screening and canopies to 
redirect and diffuse the wind would be required. Shelter is needed in both the windiest season 
and in the summer season and so consideration will need to be given to the effectiveness of 
planting during the different seasons.  
 
Playspace 
Policy DMH7e states that proposals for family housing will also require new playspace or 
contributions to existing facilities. This is in line with standards for provision published in the 
Mayor’s Supplementary Planning Document on playspace using up-to-date information on 
child yield where available. There is a minimum requirement of 10sqm per child within the 
Mayor’s SPD. Children’s playspace is required in addition to the other open space 
requirements, except where the open space is genuinely playable it may count towards the 
play space provision. The number of estimated children from this development is 80. 710sqm 
of dedicated play space is proposed as part of the total communal amenity space provided for 
this development at the upper levels of Blocks 3, 4 and 10 to provide 500sqm for age group 0-
5 and 210sqm for age group 5-11. Some of the public open space at ground level should 
facilitate playable space for 11-15 years old children. There are areas of open space that exist 
in the local area, however busy roads separate this site from those open spaces. This would 
improve should the Wandsworth gyratory be re-routed. Conditions are proposed to secure 
800sqm of play space provision throughout the site, mostly within the upper communal 
residential gardens, but also partly within the ground floor public realm.   
 
Amenity Impact on surrounding occupiers: 
Daylight/Sunlight 
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The combination of development sites comprising this proposal form, in the most part, a 
complete urban block which is separated from other properties by busy roads primarily 
forming part of the Wandsworth one-way system.  This being the case, the impacts on 
surrounding existing properties is, in general, relatively limited.  
 
The existing situation is that 82% of the windows of surrounding properties comply with the 
Building Research Establishment’ guidance for Vertical Sky Component (VSC) daylight. 93% 
would comply with minimum No Sky Line (NSL which measures the area of each room that 
would be adequately lit) daylight levels and 83% would satisfy BRE guidance regarding 
sunlight.  
 
With the development in place, 84% of windows in the surrounding residential properties 
would not suffer a loss in Vertical Sky Component daylight levels of greater than 20% and 
would therefore receive adequate daylight levels in accordance with BRE guidance. 94% of 
the residential rooms in buildings around the site would not suffer a loss of more than 20% 
and would therefore meet Building Research Establishment (BRE) guidelines regarding No 
Sky Line daylight levels.  
 
When looking at the results in more detail, 16% of windows would suffer a loss of Vertical Sky 
Component daylight of more than 20% and suffer a loss greater than BRE guidelines. 6% of 
windows would suffer a loss of No Sky Line greater than 20% and suffer a loss greater than 
BRE guidelines. 
 
Properties at the northern end of Wandsworth Plain would suffer a more significant impact, 
with 80 windows suffering a loss in VSC daylight greater than 20%. In particular 20 
Wandsworth Plain would suffer a significant loss of light. This is due to an open car park 
being replaced by buildings. There would also be some significant losses to 21 and 22 
Wandsworth Plain, but they would suffer a less significant impact than at 20. 
 
16-20 Armoury Way would have nine windows which would fail the VSC guidelines, although 
five of the six rooms that these windows serve are rooms which satisfy the NSL criteria. 
 
13% of the windows in 1-24 Shoreham Close would suffer a loss of daylight that would 
exceed BRE guidelines, however, this is largely due to the existing deep roof eaves above 
these windows.  
 
14 Armoury Way (The Armoury Public House) would suffer from six of the eight windows 
failing to meet the VSC guidelines which serve five out of the seven rooms. Although this is a 
significant breach, this is accommodation above the primary use of the site as a public house 
and therefore the upper floors are unlikely to be used as standard residential accommodation. 
 
There would be some loss of daylight to 82-90 Wandsworth High Street and Fullers house, 24 
Armoury Way, Vine House, 26 Armoury Way and Barchard House, 36-38 Barchard Street 
which would suffer some non-significant breaches of BRE guidelines. 
 
Loss of sunlight According to Building Research Establishment (BRE) guidelines for Sunlight 
and Daylight, for a garden or amenity area to appear adequately sunlit throughout the year, 
no more than half (50%) of the area should be prevented by buildings from receiving two 
hours of sunlight on the 21st March. 25% of The Armoury House garden on Armoury Way 
would receive over two hours of sun. The effect on other amenity areas would not be 
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significant. There would be a transient impact on sunlight to some properties to the north-west 
and north-east of the site predominantly due to the tower, however, many of these properties 
are in light industrial use. 
 
Outlook 
Due to the proposed erection of buildings along the frontages of Wandsworth Plain, Armoury 
Way and Ram Street, the proposal would undoubtedly change the outlook from properties 
fronting these roads. Properties in Barchard Street do not face towards the site, so although 
close to the site, the change in outlook from within these properties would not be significant, 
although from their gardens and from oblique views from some of the properties themselves, 
the occupants would be aware of some change to their outlook, but this would not be 
significant. Residential properties in Shoreham Close would be aware of the proposed 
buildings fronting Ram Street and would see them above the buildings which directly front 
Ram Street, but it would not have a significant impact on their outlook.  
 
The most significant impact on outlook would be to properties at the northern end of 
Wandsworth Plain. The existing Capital Studios and open car park to the north would be 
replaced by a building fronting Wandsworth Plain that would rise from three to seven storeys 
from south to north, although due to the increased setback for potential gyratory works, the 
distance from these properties would increase from 19m to 31m, as the buildings turn the 
corner. Above that the properties at the northern end of Wandsworth Plain would be aware of 
the proposed tower at a minimum distance of 51m away. Although this would have a 
significant impact on the outlook, these properties would still benefit from a good and in many 
cases relatively open outlook. 
 
 Another significant change to outlook would be to 14-24 Armoury Way, which are located on 
the northern side of Armoury Way. The most significant change would be from The Armoury 
Public House and the flat above, as part of the property directly faces the tower. The tower 
would still be visible as you move further west, although its impact would be decreased, but 
increases again at No.24, as this faces directly towards the built part of the application site, 
but is a distance of 65m from the tower. Although the change in outlook would be significant, 
the resulting outlook would be acceptable.  
 
There would be limited impact on the outlook from Sudbury tower due to the orientation of its 
habitable windows which do not face the site and due to the relatively modest height of the 
buildings at that end of the site.  
 
Overall, the proposed buildings would be well designed and it is considered that the change in 
outlook would be acceptable. 
 
Privacy 
In terms of residential window to window distances, the impact on existing adjoining buildings 
would be minimal as the existing buildings are separated by the main roads that surround the 
site.  The exception would be the part of the block to the west of the River Wandle. All 
residential premises would be over 19m away, which is very close to the 20m guideline. 
There would therefore be no significant loss of privacy to surrounding properties. 
 
Noise and Disturbance 
The existing noise environment around the site is relatively noisy due to the main roads 
around it. The site would be opened up to members of the public and there would be a 
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greater level of activity on the site from restaurants/bars/retail units and new residential 
development. It is not considered that the proposed development would result in a significant 
increase in noise or disturbance to surrounding occupiers over and above that already 
experienced, particularly given that this is a town centre location. Hours for restaurants and 
bars would be restricted to 0700 to 0100 hours, which would limit activity from 0100 to 0700 
hours. A Construction Management Plan would be secured to limit noise and disturbance 
during construction. 
 
Highways and Transportation 
Policy DMT1 states that development will be permitted where it does not have a negative 
impact on the transport system, including public transport capacity and the highway network. 
The site is located in an area with very good (5 – High) public transport accessibility level. It is 
within walking distance of Wandsworth Town station. There are 11 buses per hour (route Nos 
37 and 337) to East Putney tube station. However, the frequency of this bus connection is 
inadequate. There is also a riverboat service to the north of the site to Embankment via 
Chelsea Harbour, the frequency of which is insufficient too. 
 
Most of the trains stopping at Wandsworth Town in the morning and evening peak hours 
(0700-0900hrs and 1700hrs to 1900hrs, respectively) have ample residual capacity to 
accommodate the additional passenger demand ensuing from this development. However, 
Hounslow trains leaving Wandsworth Town for the central London in the morning peak 
(0700hrs to 0900hrs) are considerably over capacity with no room to contain any 
supplementary passengers. With TfL’s introduction of 80 new trains to boost the capacity of 
East Putney tube station by 2016, this station has sufficient capacity for the 111 and 85 two-
way journeys in the morning and evening peak hours respectively from this development. 
Prospective residents of this development would benefit from increased frequency of the bus 
route Nos. 37 and 337 to provide better connections to this tube station and travel choice. 
 
The residential aspect of this development would result in two-way movement of 43 and 30 
vehicles in the morning and evening peak hours respectively, with the equivalent figures for 
the shops being 10 and 98 vehicle movements and for the gym/museum/small brewery 2 and 
7 vehicle movements. Overall, this development proposal would generate two-way movement 
of 55 and 135 vehicles in the morning and evening peak hours respectively. Existing traffic 
plus committed developments in this area, the right turn traffic stream onto Putney Bridge 
Road, ahead/left-turn on Wandsworth High Street and the ahead movement on Armoury Way 
are all above capacity, with considerable vehicle queuing and that these vehicle queues 
would increase significantly when this development is occupied, with up to 40 vehicles 
queuing in the weekday morning or evening peak hours and that these vehicle queues would 
likely double when this development is occupied.   
 
The applicant has submitted a construction management plan demonstrating how 
construction traffic would be managed. However, this document is not acceptable as it has 
not covered all the key items in the Council’s CMP template like location of wheel washing 
facilities, comprehensive noise/dust suppression measures, an undertaking to use rigid-
backed lorries as far as practicable and to agree crane installation method with the Council 
etc. A revised CMP will therefore be required. 
 
 While it is acknowledged that some travel plan initiatives aimed at curtailing the use of 
motorized vehicles for the journeys to and from this site have been proposed, although a 
financial contribution towards bus services has been suggested by Transport for London, it is 
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considered that this is more properly something that CIL should pay for given that it would 
provide a wider benefit than just to this site.  
 
The car parking and servicing areas offer ample manoeuvring space that would ensure that 
all vehicles enter and exit this site in a forward gear. The footways along the perimeter of this 
site on Ram Street, Wandsworth High Street, Wandsworth Plain and Armoury Way require 
reconstruction. The last 3 years traffic accident analyses by WSP have revealed considerable 
rear collisions and pedestrian accidents in this area. Hence any re-organization of the 
Wandsworth gyratory should be complemented with adequate skid resistance and measures 
to assist pedestrians/cyclists. Pedestrians would benefit from an additional signalized 
crossing point on Armoury Way to connect this site to The Causeway and ultimately, the 
Riverside Walk/Riverboat Services, including developments at Wandsworth Riverside Quarter 
and Enterprise Way. This would also minimize the pedestrian accidents identified in the last 
3years and assist the considerable number of pedestrians expected in the near future at this 
location. 
 
Policy DMT2 considers maximum car parking standards, cycle parking provision, servicing, 
the allocation of parking and exclusion from the Controlled Parking Zone. Wandsworth Town 
CPZ provides a reasonable parking control in this area weekdays, from 0930hrs to 1630hrs. 
The applicant has proposed 248 car parking spaces including 27 for the disabled, 36 
motorcycle spaces plus 1108 bicycle spaces. It is also proposed that 20 per cent of the entire 
car parking spaces would have active electric charging point with a further 20 per cent having 
passive ones. The proposed parking provision would be appropriate and complies with Policy 
DMT2. Consequently, there are no objections from the highway and transportation 
viewpoints, subject to conditions and Section 106 Heads of Terms to include £450,000 S106 
contribution for buses 37 and 39, car club provision and active/passive electric vehicle 
provision, Barclays Cycle Hire Docking Station, Delivery and Servicing Plan, Construction 
Logistics Plan, Travel Plan (including cycle vouchers, car club membership and other 
measures), pedestrian crossing facilities in Wandsworth High St, reconstruction of footways 
around the perimeter of the site, exclusion of the development from CPZ, provision of real 
time public transport information, and car park management plan. 
 
Sustainability 
Policy IS2 of the Council’s Core Strategy encourages new residential development to achieve 
at least Code for Sustainable Homes level 3. The application states that Code Level 4 will be 
targeted with minimum credits at 67.73 and maximum credits of 73.17. A minimum of 68 
points is required to meet Code level 4 and therefore it is likely that Code Level 4 would be 
achieved. The applicant is encouraged to consider issues that can be targeted to achieve 
additional credits, to aim to achieve a Level 4 at construction stage. The proposal would 
comply with Council policy as it is targeting Code level 4, but will achieve at least Code level 
3. 
 
Policy IS2 of the Council’s Core Strategy encourages non-residential development to meet 
the BREEAM standard equivalent to level 3 of the Code for Sustainable Homes. The 
equivalent is “very Good”. The BREEAM pre-assessment submitted suggests that a rating of 
55.94% could be achieved corresponding to “Very Good”. As these would be only built to 
shell and core, the developer states that it would be onerous to small independent operators 
to achieve a higher standard. A Green Building Guide would be distributed to all future 
tenants of the retail units. The proposal at Very Good standard would comply with Council 
policy. 
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London Plan policy 5.2 states that between 2010-13 residential buildings will be expected to 
achieve 25 per cent improvement on the Target Emission Rate (TER) of the 2010 Building 
Regulations, as per Code for Sustainable Homes level 4 standard and BREEAM Very Good. 
The energy strategy meets the 25% reduction in the development’s total regulated carbon 
dioxide emissions, on the combined Target Emissions Rates (TER) for proposed residential 
and retail units. This would be achieved by utilizing energy efficient building fabric and design 
methods; meeting portions of the development’s electricity and heat demand through CHP; as 
well as generating electricity from a solar PV system.  
 
Conditions are proposed to be attached to provide evidence of the development meeting 25% 
reduction in CO2 emissions, design stage Code for Sustainable Homes Certificate to be 
submitted within 3 months of work starting on site and a post-construction certificate to 
demonstrate that Code Level 3 or 4 has been achieved, with the expectation that Code Level 
4 will be achieved. A design stage BREEAM Certificate to be submitted within 3 months of 
works starting on site and a post-construction certificate to demonstrate that at least BREEAM 
Very Good will be achieved and that a Green Building Guide will be distributed to tenants. 
 
Policy DMS3e states that all developments will be expected to connect to any existing heating 
or cooling network unless demonstrated that it would not be technically feasible. Where 
networks do not currently exist, developments should make provision to connect to any future 
network that may be developed, having regard to opportunities identified through the London 
Heat Map unless it can be demonstrated that it would not be technically feasible or 
economically viable to do so. The London Heat Map identifies Wandsworth Town Centre as 
an area where a District Heating Network should be developed. A study to investigate the 
potential feasibility for connection to neighbouring sites will be undertaken and this will be 
secured in the Section 106 agreement. 
 
Flood Risk 
The site is located within Flood Zone 3b (Functional floodplain). Policy DMS5 (Flood risk 
management) states that “Where a Flood Risk Assessment is required, all sources of flooding 
including groundwater, surface water and sewer flooding, and historic flood mapping are 
required to be considered with the FRA to determine the risk of flooding from sources other 
than fluvial and/or tidal, and for appropriate mitigation measures to be proposed as 
necessary.” 
 
As part of any mixed use redevelopment of these sites, changes to the ground level or flood 
defences are required. The ground level across parts of the site adjacent to the river would be 
raised to 5.45m AOD, which is below the height of the existing flood wall, but is at the 
Statutory Flood Defence level. This would provide the benefit that there would be no flood 
wall between the site and the river, thereby improving the connection between the two. The 
site level would be lower in height than the previous scheme, although higher in parts than its 
surroundings and the eastern part of the Ram Brewery site which includes the Listed 
Buildings and would stay at its current level around these buildings. This would result in level 
changes between the surrounding pavement level and the remainder of the site. This would 
result in fluvial flood risk benefits in the present day to a large area of Wandsworth, although 
some limited additional flooding would occur to some roadways.  
 
The lowering of these defences does mean that the site and local community will lose some 
resilience to predicted increases in tidal flood risk due to climate change. This may mean that 



 
 
 

76

increases in tidal defence levels, as set out in the Thames Estuary 2100 Plan, may need to be 
actioned earlier. The necessity of raising the flood defence levels will need to be kept under 
review over the lifetime of the development. 
 
All residential units are located above the 1 in 100 climate change event as they would be at 
first floor and above. The development would have a significant benefit on the existing level of 
flood risk surrounding the site. A survey of the existing tidal flood defences will be required to 
ensure that the flood wall is upgraded to an expected lifetime of 100 years.  
 
The applicant will be required to maintain the flap valves to prevent Wandsworth from present 
day tidal flooding and maintain the proposal on the Environment Agency land adjacent to 
Wandsworth High Street. Pedestrian access will be required to be maintained to the river from 
this site.  
 
A flood response plan is required which would address the basement and ground floor 
evacuation procedures. Surface water drainage proposals would be secured by condition. A 
flood response plan will need to be secured by condition to include protection of the 
basement. Methods to reduce the risk to controlled waters from contaminants on the site will 
be secured by condition.  
 
The proposed scheme includes biodiversity enhancements along the River Wandle, including 
terracing and an increase in net river capacity and improved public access to the river, which 
are benefits supported by the Environment Agency. 
 
Arboriculture and Landscaping 
Policy DM05 states that permission for development which would result in damage to or loss 
of trees of amenity value will not be permitted unless removal would be in the interests of 
good arboricultural practice or adequate replacement planting is proposed. The Landscape 
Strategy states that 27 trees are to be removed, although two trees fronting Wandsworth High 
Street are to be retained with new tree planting proposed including Alders and English Oaks. 
28 new trees are proposed as replacements, therefore more than are proposed to be lost. 
The trees would be secured by condition with the expectation that they would be semi-mature 
specimens, unless it becomes clear that they would be removed as part of the any works to 
the Wandsworth gyratory. 
 
The Council’s tree officer has raised concerns at the loss of trees and their replacement, 
although the addition of three trees to the west side of the river is welcomed. The Council’s 
Tree Officer has raised concerns that 4 street trees along Ram Street would be lost if the 
scheme were to go ahead, however they are required to be removed as part of the 
construction works. Six trees are proposed to replace the removed street trees. Although 
these trees may be lost as part of any remodelling of the existing Wandsworth gyratory, it may 
be that if trees are lost that replacement trees would be planted as part of the gyratory 
proposals. A number of the trees have amenity value, but it would be difficult to retain many of 
these given the significant changes to site levels required to deal with potential flooding and to 
ensure the best use is made of the site. The trees that are proposed to be planted have been 
carefully located to relate to the existing buildings, in particular to provide separation from 
Church Row to the proposed development. The proposed trees will also provide emphasis to 
the spaces at the corners of the tower as well as providing individual trees in some of the 
smaller spaces and along the Armoury Way, Ram Street and Wandsworth High Street 
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frontages. Given that this is an urban site in Wandsworth town centre, it is considered that the 
amount and carefully considered arrangement of trees is appropriate.  
 
Policy DMO4 states that all development proposals should aim to provide gains for 
biodiversity. The wider landscaping design, and species choice, should allow for significant 
improvements to ecology on this site. The improvements to the river will provide an attractive 
river bank environment to contrast with the urban form of the site and is considered a 
significant benefit of this proposal. 
 
Waste Management  
The proposed arrangements for the storage and collection of household waste now meet our 
requirements. 
 
Regarding proposed commercial waste arrangements: storage facilities large enough to hold 
the volume of waste generated within 2 days is adequate provided collection every 2 days 
can be relied upon to continue in perpetuity (e.g. via covenants attached to leases). The 
Council’s Waste Supplementary Planning Document requires that there is enough capacity to 
be provided to store all the waste arising between collections as, with additional space 
provided to store at least one stream of separate recycling waste. The plan shows space for a 
total of 15 commercial eurobins, but does not show any space for the baler plus 4 bales. To 
achieve the required storage capacity for two days, cardboard would be kept separate for 
recycling and baling. Sufficient space is available, however, if necessary collections would 
need to be increased to daily if required. 
 
Statement of Community Involvement 
The Applicant undertook their own pre-application consultation, which is encouraged by the 
Council. This covered the main statutory consultees as well as an event for local people. In 
relation to the Council’s consultations on these planning applications, 9000 newsletters were 
distributed to a wide area surrounding the application site. Site notices were displayed around 
the site and a press notice in the local Wandsworth Guardian. Further consultation 
undertaken, regarding recent changes to the scheme, by reconsulting those who wrote in 
regarding the application and reconsulting those most directly affected by any changes.  
 
Community Safety/Designing Out Crime 
Policy DMS1 states that developments should be designed to provide a safe and inclusive 
environment which maximises personal safety and minimises opportunities for crime and 
antisocial behaviour including terrorist activities. Natural surveillance from from occupiers and 
users of this mixed use development including residential and the provision of public spaces 
would help to deter crime. The mix of uses on the site would provide constant activity with 
active frontages throughout different times of the day and evening and should deter crime and 
the fear of crime as well as deterring anti-social behaviour.  There is the provision of CCTV for 
those areas that may require this additional surveillance in order to reassure the public and 
provide the Police and other authorities with measures to deter and prosecute criminal 
behaviour.  The Council’s CCTV team have suggested that 5 cameras would provide the 
required cover. The cameras will be located at points to complement existing provision by 
both the Council and other businesses in the area so as to provide co-ordinated CCTV 
provision.  
 
Air Quality 
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The overall effect of dust upon nearby receptors is considered to be at worst minor and would 
be temporary. The construction phase has noted the correct control measures and would be 
subject to a Construction Management Plan. A detailed modelling study was undertaken to 
consider emissions from both the heating plan and traffic emissions. The assessments 
considered 24 locations including receptors along Wandsworth High Street, Armoury Way, 
Church Row, Barchard Street, Fairfield Street, Sudbury House and Buckhold Road as well as 
the proposed Development. The assessment predicted increases in some pollutants at all of 
these locations. However, a number of measures would be implemented through the Travel 
Plan for the Development to reduce the reliance on the private car and encourage residents 
and visitors to travel in a more sustainable manner and therefore reduce air quality effects. 
The mitigation methodology is appropriate. The inclusion of ultra low NOx (nitrogen oxides) 
boilers would reduce the impact on air quality. 
 
Land Contamination 
The submissions are based on the same assessment that was carried out for the previous 
scheme. No additional information is required at this stage, however a condition is needed to 
(i) investigate areas to the west of the River Wandle that have not to date been assessed; (ii) 
determine the extent of hydrocarbon impacts in the ex-canal and around Borehole 301; (iii) 
require submission and approval of method statement for mitigation measures, including 
unforseen contamination; (iv) demonstrate that there will be no unacceptable exposure to 
residual contaminants in all areas of soft landscaping; and (v) require the approval of the 
Environment Agency to all works that may impact on controlled waters. 
 
Archaeology 
On site there is evidence of archaeological finds that date back to the pre-historic, roman, 
medieval and the post-medieval periods. Due to the depth of the basement construction and 
the additional piling it is likely that archaeological remains would need to be totally removed.  
However a number of mitigation measures would be put in place, including a trenching 
evaluation, appropriate recording, the use of appropriate piles to minimise vibration on deep 
sunk features. These provisions for archaeology are to be secured by condition. 
 
Telecommunications 
Broadcast radio signals would not be affected because users can access radio signals from 
more than one transmitter. The use of tall tower cranes on site would have a temporary effect 
during demolition and construction and may affect broadcast television and satellite reception 
as the cranes move across the site. The proposed residential tower would have the potential 
to obstruct and impede broadcast television signals to the northwest of the site. However, 
should further reduction in reception be experienced by users to the north, the effect could be 
easily mitigated through a number of measures including the upgrading of reception 
equipment; realignment or relocation of aerials to areas of better reception; or switching 
television services. No significant effects are predicted to satellite TV. Mitigation of any 
detrimental effects would be secured via the Section 106 agreement. The development is 
unlikely to affect mobile phone reception, as phones would be able to switch to an alternate 
transmitter with a stronger signal when required. 
 
Other Issues 
Part of the site is safeguarded for the Thames Tunnel. A Grampian condition has been 
attached to ensure that works are not commenced in the safeguarded area until sufficient 
information has been submitted to the local planning authority to ensure that the development 
would not affect the implementation of this nationally significant project.  
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The proposal would not impact on aviation or helicopter routes. 
 
Community Infrastructure Levy/Section 106 Planning Obligations 
The Community Infrastructure Levy Regulations which came into force on 6 April 2010 and 
replace the policy tests for planning obligations set out in Circular 05/2005 with three statutory 
tests.  These require any planning obligation to be: necessary to make the development 
acceptable in planning terms, directly related to the development and fairly and reasonably 
related in scale and kind to the development. 
 
When considering the call-in scheme, the Inspector considered that a major reduction in 
traffic on the High Street was critical to the success of this interlinking relationship and that 
the funding of the gyratory and the Section 106 Agreement as a whole was an important 
material consideration in the assessment of these applications. When considering the Ram 
Brewery application, the Inspector’s report concluded that the opportunity to improve the 
gyratory system should be taken and that the extensive community benefits it would bring to 
Wandsworth would have justified a reduction in affordable housing numbers. This is no longer 
relevant to this application, as large infrastructure projects, such as this are now funded by 
the Community Infrastructure Levy. The CIL estimate is £3,652,647 Mayoral CIL and 
£16,520,019 Borough CIL. 
 
This is a very large and complex application. Reference has been made throughout this report 
to various benefits and obligations that need to be secured either by condition; the proposed 
Section 106 Agreement or via the Community Infrastructure Levy. In order to assist Members, 
tables are provided summarising the Community Infrastructure Levy contribution and the 
proposed Heads of Terms of any Section 106 Agreement. Removal of the Wandsworth One 
Way system is identified as one of the infrastructure projects that the Community 
Infrastructure Levy could be spent on. 
 
The Ram Brewery site is surrounded by the Wandsworth Town one way system The current 
traffic arrangement blights the environment of the town centre by directing strategic through 
traffic in a one-way flow in an east-west direction through Wandsworth High Street and the 
heart of Wandsworth Town Conservation Area, effectively cutting the town centre in two and 
bringing with it all the harmful environmental impacts associated with heavy traffic flows.  The 
pedestrian environment is very poor and links between the Brewery site and the Southside 
Centre are very difficult.  Commercial property in the High Street is blighted and investment is 
unlikely as long as the current traffic arrangement prevails.  In addition the one way system 
inhibits the efficiency of buses passing through the area and there have been concerns 
expressed about traffic generation from this site. Policy PL12g states that the impact of 
through traffic in the High Street should be reduced in partnership with TfL, by reconfiguring 
the road network if practicable. The Council will seek the implementation of a package of 
transport improvement measures through developer contributions and funds from TfL and 
other transport infrastructure providers. This would enable the High Street to become an 
attractive place for pedestrians to enjoy. 
 
A re-arrangement, to allow only buses and local access traffic on Wandsworth High Street 
and to create two way working on Armoury Way to the north of the High Street to carry the 
through traffic, has been a long standing ambition shared by both TfL and the Council.  The 
benefits of such an arrangement would be considerable for the environment and regeneration 
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potential of the town centre, pedestrian safety, the efficiency of bus travel and the visual 
improvement to the Wandsworth Town Conservation Area and the listed buildings on site. 
 
It is estimated that the total cost of re-routing the one way system would be in excess of £40 
million. £5.8 million has been secured from the Cockpen House development, along with a 
further £1.1m from other developments. The scheme is also identified as a priority project for 
the allocation of funds from the Community Infrastructure Levy. TfL had previously indicated 
that they do not have any top up funding identified. However, given the changing priorities 
within TfL, there is now a likelihood that some funding could now be made available. The 
Mayor has previously stated that he attaches great importance to the need to repair the 
damage done to the town centre by the current traffic arrangements and TfL and the 
GLA/Mayor appear committed to the project.  
 
An outline scheme had previously been published in November 2009, at the time of the public 
inquiry into the previous Ram Brewery application. Little further work was undertaken 
following the Secretary of States decision. However, the Council and TfL are now reviewing 
the proposals in light of the changing priorities within TfL. This work is expected to take a 
number of months. There would appear to remain a strong commitment from within TfL and 
the GLA to identify an implementable and affordable solution to the One Way system. Once 
this has been solved, it is hoped that this will facilitate the wider regeneration of the area. 
Previous contributions from Section 106 agreements plus contributions from CIL from this and 
other sites could be used to provide funding for this project. 
 
There are many benefits that would be provided as part of the scheme, such as riverside 
walks and public spaces, which would be secured via the Section 106 agreement. In addition, 
a £1million financial contribution would be made which would pay for pedestrian crossing 
facilities across Wandsworth High Street, improvements to the public realm of the site fronting 
Wandsworth High Street to the west of the River Wandle, a contribution towards any 
necessary changes to the surrounding Controlled Parking Zone, CCTV provision, an 
employment contribution for apprentices, and a contribution towards provision of additional 
bus services. The estimated costs are listed in Table 3 below. It is considered that these 
Section 106 contributions and benefits would mitigate impacts from the development. The 
£1million figure has been modelled in the affordable housing viability toolkit and is therefore 
taken account in the viability conclusion. It is considered that the financial planning obligations 
are necessary to make the development acceptable in planning terms, directly related to the 
development and fairly and reasonably related in scale and kind to the development. A 
commuted sum of £1.2million would also be provided in addition to on site affordable housing 
provision if sufficient growth in sales values occurs. 
 
Table 3 – Heads of Terms for Section 106 Agreement: Financial Contributions  
Financial Contributions Costs or estimated value (£) 
Crossing for Wandsworth High Street £100,000 
Public realm – site – owned by EA £200,000 
CCTV (5 cameras) £125,000 
Employment contribution for Apprentices (1 
apprentice per £3million development cost x 
£1,500) 

£150,000 

Controlled Parking Zone £100,000 
TfL buses £180,000 or £270,000 
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Other Environmental/ Transport improvements 
in vicinity of site 

£145,000 or £55,000 

Total £1million 
Commuted sum for affordable housing  £1.2million (if 5% growth achieved) 
 
Non-financial contributions include 66 units (10% shared ownership affordable housing) car 
club provision and active/passive electric vehicle provision, Delivery and Servicing Plan, 
Construction Logistics Plan, Travel Plan (including £100 for initial residential occupiers 
towards cycle vouchers, car club membership and other measures), reconstruction of 
footways around the perimeter of the site, exclusion from CPZ, car park management plan. 
The full list of these are listed in the table below. 
 
Table 4 - Heads of Terms for Section 106 Agreement: Non-Financial Contributions  
Public Realm/ routes 
Riverside walks and bridge connections 
Affordable Housing 
Travel Plan, Car Clubs and Electric vehicle charging points 
Community Facilities - e.g. new museum/heritage centre 
Heritage Buildings 
Sustainable Development - Design and Construction 
Mitigation of environmental impact during construction. 
Car park, including car park management plan 
Space for Mayor’s cycle hire scheme 
Cycle parking and provision 
Retail type 
Retail unit size 
Cultural Strategy/Public Art 
Relaying of footway 
On site Children’s play 
Alterations to Ram St including access to Armoury Way for cars and other vehicles 
Environment Agency land- arrange for permission to implement proposals for the site and 
maintain site once work implemented 
Maintain flap valves 
Local Skills and Employment Plan to include the Local Procurement Plan 
District Heating Network link to adjoining sites 
Telecommunications mitigation 
 
The child yield from this development is anticipated to be 80, due in part to the type of 
accommodation proposed. Given the existing availability for primary and secondary schools, it 
is not anticipated that the proposal would have an adverse impact on existing schools. It is 
also anticipated that the proposal would not have an overwhelming adverse impact on the 
existing nursery facilities. 
 
It is considered that the non-financial planning obligations as listed above are necessary to 
make the development acceptable in planning terms, directly related to the development and 
fairly and reasonably related in scale and kind to the development. 
 
Conclusion 
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The Ram Brewery site together with the immediately adjoining Capital Studios, Duval works 
and 1-9 Church Row sites which have been largely vacant for a number of years creates a 
unique opportunity to transform and regenerate Wandsworth Town centre.  The opportunities 
presented by these sites comprising a total of 3.5 hectares within the town centre enables the 
Council along with its development partners to re-model the town centre in order to meet the 
challenges of the 21st century. 
 
The previous scheme that was called in and refused is a material consideration with 
significant weight. The Inspector’s report concluded: “Ultimately I consider that the undoubted 
benefits of the proposed development would be outweighed by the harm caused by the 
overdominance of the towers and the risk to the safety of their occupants.” 
 
It was indicated in the call-in decision that the site was appropriate for tall buildings. The 
towers have been removed from their previously proposed location either side of the Stables 
block and located in what is considered to be the least harmful location on this site. The 
scheme is considered to be well designed and provides the positive benefits associated with 
the previous scheme whilst seeking to improve on the negative issues identified by the 
Inspector and Secretary of State. The two towers have been removed from their location 
close to the gasholder and replaced by one tower further away from the gasholder. The 
applicants and Council have worked closely with the HSE in the development of this revised 
proposal. The HSE have indicated that they would still advise against the application, 
however subject to certain requirements being met have indicated that they are unlikely to 
recommend that the scheme is called in. Council officers are of the view that this 
development strikes the appropriate balance that takes account of the risks from the 
gasholder and the need to provide a comprehensive and viable development for this site. It is 
considered that the proposed scheme overcomes the reason for refusal of the call-in scheme. 
 
 The NPPF (in paragraph 7) states that there are three dimensions to sustainable 
development: economic, social and environmental. The proposal would provide additional 
jobs and town centre facilities and make a contribution to infrastructure. It would provide 
additional housing and create a high quality built environment. Although some harm is 
identified to the setting of listed buildings and the conservation area, overall it is considered 
that it would protect and enhance the natural, built and historic environment and make 
improvements to the natural environment in terms of the river and provide sustainability 
benefits. In accordance with paragraph 14 of the NPPF, there is a presumption in favour of 
sustainable development, if it is considered that this proposal is in compliance with the 
development plan. In accordance with paragraphs 186-187 of the NPPF the Council have 
worked proactively with applicants to secure a high quality development that will improve the 
economic, social and environmental conditions of the area. 
 
The proposed scheme would not provide for the full amount for removal of the Wandsworth 
One Way system, as the previous scheme did and is not a benefit which can be given any 
weight in coming to a conclusion on the acceptability of these proposals. However, as a 
statement of fact, it would provide a significant contribution to the Community Infrastructure 
Levy, which could be used towards removal of the Wandsworth one way system. If the 
present one way system could be removed, there is an opportunity to create an integrated 
town centre which will provide an effective foundation for the continued regeneration of 
Wandsworth Town. 
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This comprehensive planning and regeneration package does provide a vast range of 
benefits but a number of complex and competing issues have needed to be balanced in order 
to conclude negotiations on this set of applications. The two towers of 32 and 42 storeys in 
the previous scheme have been replaced by a single tower of 36 storeys and relocated away 
from the Stables Block. It is considered that this overcomes this part of the reason for refusal 
of the previous scheme due to their reduction in number and relocation. The tower will be a 
noticeable feature within Wandsworth town and beyond. The tower along with the residential 
units proposed in the other proposed buildings will provide a total of 661 new dwellings in 
Wandsworth Town. This in itself will add to the population of Wandsworth Town and will help 
secure the economic regeneration of the town centre.   
 
The tower has been relocated away from the gasholder as far as possible given the 
conservation and listed building constraints of the site. In addition the tower, the two buildings 
either side of the Stable Block and the Stable Block would be the subject of a Grampian 
condition, so that it could not be built until the Hazardous Substances Consent for the 
gasholder is revoked. The HSE have stated that they are not minded at this stage to request 
call-in should the Council grant planning permission contrary to HSE’s ‘Advise Against’ 
advice. This is subject to 1) Confirmation of the details of the Grampian conditions that will 
control the occupation of the development site until the consent for the gasholder has been 
revoked, and; 2) SGN’s written confirmation of its plans for the Wandsworth gasholder, and; 
3) Confirmation at Planning Committee that permission has been granted in full 
understanding of the risks from this development. Regarding (1) the Grampian has been 
agreed with the HSE; (2) Confirmation has been received from SGN regarding their plans for 
the Wandsworth gasholder. SGN have stated that they are currently planning to de-
commission the gas holder by 2017 and de-notify the Control of major accident hazards 
(COMAH) regulations and relinquish the hazardous substances consent. (3) this report has 
set out the risks from this development and the way in which this matter should be 
considered. The committee, if minded to grant planning permission need to ensure that they 
understand the risks and state that they do understand the risks from this development.  
 
Wandsworth Town Station operates over capacity and buses at peak times experience some 
overcrowding. The most significant contribution to increase rail capacity will be the Network 
Rail’s programme to lengthen platforms at Wandsworth Town Station to enable 10 car trains 
(from 8) to operate. These platform extensions are completed and the phased roll out of 
longer trains is expected to begin later in 2013. The station entrance and ticket office has 
recently been rebuilt. The station is not one that has been identified for inclusion in the 
Department for Transport’s Access for All programme and does not offer good access for 
people with disabilities. The local bus fleet provides accessible and close public transport, 
connecting to the more extensive services at Clapham Junction and Putney. Network Rail are 
considering raising the platforms at Wandsworth Town Station. 
 
Another concern is the low provision of affordable housing.  Although 66 affordable units have 
been provided, these are all shared ownership units and no affordable rented units have been 
secured. However, following an assessment of the viability of the scheme, this is the 
maximum amount of affordable housing that can be secured on this site and additional 
affordable housing or a commuted sum would be secured if growth exceeds 5%. This would 
equate to 11% affordable housing which equals the provision secured in the previously 
refused scheme. 
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In addition to residential units, the applications propose significant amounts of retail, food and 
drink, and community floorspace. The combined total of this is 10,683 sqm, although this is 
less than the 18,586 sqm commercial floorspace previously proposed. The retail and food and 
drink floorspace which accounts for the vast majority will help secure Wandsworth Town as a 
destination retail centre. The shops have been designed so as to complement rather than 
compete with the existing retail provision primarily located in the Southside Shopping Centre. 
 
A benefit of these applications is the restoration of the listed buildings on the Ram Brewery 
site.  The Grade II* listed brewery complex together with the former Brewer’s House and 
Brewery Tap public House (both Grade II) will be retained, refurbished and sensitively 
adapted to new uses.  New uses for these buildings include a micro-brewery, visitor centre, 
restaurant and other retail and community facilities.  The restoration of these buildings will 
also significantly enhance the character and appearance of the Wandsworth Town 
Conservation Area.  
 
The package negotiated secures significant improvements to the public realm with the 
primary benefit being the opening up of the River Wandle to public enjoyment.  All the public 
spaces created are to be of a high quality with plenty of areas to sit and enjoy the facilities 
that these developments will provide in addition to the existing provision. In this regard the 
scheme has been significantly improved from the previous scheme creating an attractive high 
quality public realm with its variety of open space and connections through the scheme and 
into its surroundings. Although the site connects into existing crossing points across Armoury 
Way, no additional crossing point is proposed across Armoury Way which would help to 
further connect this into sites towards the River Thames. This development would provide a 
significant contribution to the Community Infrastructure Levy fund that could be spent on re-
routing of the Wandsworth gyratory to better connect this site with Southside and the 
remainder of the town centre and provide a significant improvement to Wandsworth Town 
Centre.  
 
The development plan is in accordance with the National Planning Policy Framework, which 
is a material consideration and contains a presumption in favour of sustainable development. 
The Secretary of State’s decision on the previous application that was called-in is a material 
consideration. It is considered that this application is materially different to the previous 
application and overcomes the reasons for refusal regarding tall buildings and despite the 
‘Advise Against’ from the Health and Safety Executive due to health and safety concerns, 
subject to meeting the HSE’s 3 issues. The application is in accordance with the development 
plan, which in turn is not in conflict with the National Planning Policy Framework. Having 
regard to the development plan and all other material planning considerations, it is considered 
that the application should be approved subject to the matters mentioned in the 
recommendation.  
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RECOMMENDATION:  
That subject to: 
 
any Direction from the Mayor of London; 
any Direction from the Secretary of State 
subject to the applicant meeting the costs of preparation, and completion of a 
legal agreement in a form to be agreed by the Borough Planner in 
consultation with the Borough Solicitor, to secure the following: 
 
That the Borough Planner be authorised to grant planning permission (CIL 
Liable), listed building consent and conservation area consent for the Ram 
Brewery, Capital Studio, Duval Works, Church Row, Wandsworth Plain sites 
subject to the following conditions: 
 
Financial Contributions Costs or estimated value (£) 
Crossing for Wandsworth High Street £100,000 
Public realm – site – owned by EA £200,000 
CCTV (5 cameras) £125,000 
Employment contribution for Apprentices 
(1 apprentice per £3million development 
cost x £1,500) 

£150,000 

Controlled Parking Zone £100,000 
TfL buses £180,000 or £270,000 
Other Environmental/ Transport 
improvements in vicinity of site 

£145,000 or £55,000 

Total £1million 

Commuted sum for affordable housing  
£1.2million (if 5% growth 
achieved) 

 
Public Realm/ routes 
Riverside walks and bridge connections 
Affordable Housing 
Travel Plan, Car Clubs and Electric vehicle charging points 
Community Facilities - e.g. new museum/heritage centre 
Heritage Buildings 
Sustainable Development - Design and Construction 
Mitigation of environmental impact during construction. 
Car park, including car park management plan 
Space for Mayor’s cycle hire scheme 
Cycle parking and provision 
Retail type 
Retail unit size 
Cultural Strategy/Public Art 
Relaying of footway 
On site Children’s play 
Alterations to Ram St including access to Armoury Way for cars and other 
vehicles 
Environment Agency land- arrange for permission to implement proposals for 
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the site and maintain site once work implemented 
Maintain flap valves 
Local Skills and Employment Plan to include the Local Procurement Plan 
District Heating Network link to adjoining sites 
Telecommunications mitigation 
 
 
RECOMMENDATION:  
LEG, Approve Subject to Legal Agreement 
 
1. Condition CN01 - 3 years 
 
This development shall be begun within 3 years from the date of this permission. 
To comply with Section 91 of the Town and Country Planning Act 1990. 
  
2. Condition NC03 - Application for details must be made in 3 years 
Application for approval of the reserved matters referred to in condition 3 must be 
made to the local planning authority within five years of the date of this planning 
permission. 
To comply with Section 92 of the Town and Country Planning Act 1990. 
  
3. Condition NC04 - Approval required for the following details 
Approval of details of landscaping, which is a reserved matter, shall be obtained from 
the local planning authority in respect of each phase of the development in writing 
before the relevant part of the development is commenced (except for the river, stable 
and brewery phases which are approved by applications 2012/6019, 2012/6020, 
2012/6016 or such other alternative details that may in the future be submitted to and 
approved in writing by the local planning authority:- 
To comply with Section 92 of the Town & Country Planning Act 1990. 
  
4. Condition NC05 - Details required for parts of site not covered by buildings 
Details of those parts of the site not covered by building(s), including any parking 
areas, access ways, surface treatment and boundary treatment, shall be submitted to 
and approved in writing by the local planning authority before the development begins 
or in accordance with a programme to be agreed in writing. 
To ensure a high quality of development in compliance with Council policy DMS1 
  
5. Condition NC06 - Details of boundary treatment 
Details of proposed boundary treatment shall be submitted to and approved in writing 
by the local planning authority. Such details as may be approved shall be carried out 
prior to occupation of the building(s).   
To ensure a satisfactory appearance and to accord with Council policy DMS1 
  
6. Condition NC07 - Details of site levels 
Full details of existing and proposed site levels shall be submitted to and approved in 
writing by the local planning authority before the development hereby approved is 
begun.  
To ensure the development relates satisfactorily to its surroundings, and in 
accordance with Council policy DMS1 
  
7. Condition NC08 - Details of materials 
Notwithstanding any materials specified in the application, details and samples of 
materials proposed to be used on all external surfaces of the development shall be 
submitted to and approved in writing by the local planning authority before any works 
are commenced. The development shall be carried out in accordance with the 
approved materials.  
In order to assess the suitability of the proposed materials, in the interests of the 
appearance of the locality, in accordance with Council policy DMS1 
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8. Condition NC09 - Details of refuse 
Details of arrangements for the storage of refuse shall be submitted to and approved in 
writing by the local planning authority before the development begins.  The works shall 
be carried out before the permitted use starts. 
In the interests of amenity and hygiene, in accordance with Council policy DMS1 
  
9. Condition NC10 - Details of insulation against external noise 
Before development begins, details of a scheme to insulate the approved development 
against noise generated by the main roads and commercial uses shall be submitted to 
and approved in writing by the local planning authority. The approved measures shall 
be installed prior to the commencement of the occupation of the buildings and 
maintained thereafter. 
To protect the occupiers of the building(s), in accordance with Council policies 
DMH4(ii)  
  
10. Condition NC11 - Details of sound proofing 
Details of noise insulation measures to provide effective resistance to the transmission 
of airborne and impact sound between the residential units and the commercial units 
shall be submitted to and approved in writing by the local planning authority. The 
approved measures shall be completed prior to the commencement of the 
use/occupation of the premises.  
To safeguard the amenities of adjoining occupiers, in accordance with Council policy 
DMS1.  
  
11. Condition NC12 - Details of facilities for disabled people 
Details of facilities for people with disabilities shall be submitted to and approved in 
writing by the local planning authority before development commences. Such facilities 
as approved shall be provided prior to the occupation of the buildings.  
To ensure that disabled people can satisfactorily use the building(s), in accordance 
with Council policy DMS(i) 
  
12. Condition NC13 - Implementation of facilities for disabled people 
The facilities for people with disabilities shown on the approved plans shall be 
provided prior to the occupation of the buildings, and maintained thereafter.  
To ensure that disabled people can satisfactorily use the building(s), in accordance 
with Council policy DMS(i) 
  
13. Condition NC14 - Details of ventilation equipment 
Details of any external ventilation equipment, including ducting, shall be submitted to 
and approved in writing by the local planning authority before installation. 
In the interests of local amenity and visual appearance, and in accordance with Council 
policy DMS1 
  
14. Condition NC15 - Details of landscaping 
Details of landscaping and treatment of parts of the site not covered by buildings,  to 
include species of new planting and any existing plants/trees to be retained, and the 
management regime to be implemented shall be submitted to and approved by the 
local planning authority before the development commences. All planting, seeding or 
turfing included in the approved details shall be carried out prior to the occupation of 
any part of the development, or in accordance with a programme agreed in writing with 
the local planning authority. The management regime shall be implemented in 
accordance with the approved details.   
To ensure a satisfactory appearance, in accordance with Council policy DMS1  
  
15. Condition NC16 - Completion of landscaping 
The landscape works and/or planting shown on the approved drawings shall be carried 
out prior to the occupation of the development, or in accordance with a programme 
agreed in writing with the local planning authority.  
To ensure a satisfactory appearance, in accordance with Council policy DMS1  
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16. Condition NC18 - Details of protection for trees 
Details of the means of protecting the trees (which are to be retained) from damage 
during building works shall be submitted to and approved in writing by the local 
planning authority before the start of any demolition, building or other work. Such 
protection shall be installed and retained as approved throughout the period of works. 
To safeguard the trees in the interest of the amenity of the area, in accordance with 
Council policy DMO5 (b) 
  
17. Condition NC19 - Replacement trees 
Replacement trees, of a size and species and in a location to be approved in writing by 
the local planning authority, shall be planted in the first planting season following the 
removal of the trees hereby permitted or in accordance with a schedule to be 
approved.    
To safeguard the appearance of the locality, in accordance with Council policies DMO5 
(a) 
  
18. Condition NC26 - Screening to balcony 
The screening/enclosure to the balconies and roof terraces, shown on the approved 
drawing, shall be completed before any use of the balconies/terraces commence, and 
retained permanently afterwards. 
To protect the privacy of neighbours and prevent overlooking in accordance with 
Council policy DMS1(c) 
  
19. Condition NC28 - In accordance with drawings 
The development shall be carried out in accordance with the approved drawings and 
specifications.  
To ensure a satisfactory standard of development, and to allow the local planning 
authority to review any potential changes to the scheme. 
  
20. Condition NC31 - Limited opening hours 
The A3/A4 premises shall not be open to customers other than between the hours of 
07:00 and 01:00, and at no other times. 
To safeguard the amenities of the neighbourhood, in accordance with Council policy 
DMS1  
  
21. Condition NC40 - No telecommunications equipment 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995, or any future re-enactment of that Order, no satellite dishes, 
telecommunications masts or equipment or associated structures, shall be installed on 
the building without the prior written approval of the local planning authority.  
To protect the appearance of the building, and accord with Council policy DMS9 
  
22. Condition NC41 - No structures on the roof 
No water tanks, plant, lift rooms  or other structures shall be erected upon the roof(s)  
of the approved building(s) without the written approval of the local planning authority. 
To control the appearance of the building(s) and safeguard the appearance of the area, 
in accordance with Council policy DMS1 
  
23. Condition NSTD - Non-Standard Condition 
No residential or commercial unit within blocks 5, 6,7, 8 and 9 as shown on approved 
plan [drawing reference] shall be occupied until the Hazardous Substances Consent 
for the Wandsworth Gasholder Station, Fairfield Street, London for the storage and 
distribution of natural gas has been revoked in its entirety under the provisions of the 
Planning (Hazardous Substances) Act 1990 and written confirmation of the necessary 
revocation or modification has been issued by the Hazardous Substances Authority. 
The development of the above units without removal of the gasholder could expose the 
occupiers/users of this part of the development to unacceptable safety risks.  
24. Condition NSTD - Non-Standard Condition 
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No development shall be commenced below ground in the safeguarded zone relating 
to the route of the proposed construction of the Thames Tideway Tunnel project, 
indicated on Drawing No. 110-DA-GEN-00000-000931 (sheet 23) (as referred to in 
Appendix B of the Safeguarding Direction issued by the Secretary of State for 
Communities and Local Government on 15 March 2013) until: (a) the applicant has 
submitted to the Local Planning Authority calculations which demonstrate that the 
construction of the new buildings, including the pile layout, depth and loading, will not 
compromise the ability to construct or operate the Frogmore Connection Tunnel, 
forming part of the Thames Tideway Tunnel, or compromise the structural integrity of 
that tunnel; and (b) those calculations have been approved in writing by the Local 
Planning Authority in consultation with Thames Water Utilities Limited (such approval 
not to be unreasonably withheld or delayed). The development shall not be 
implemented other than in accordance with the calculations as approved.  
To avoid comprising the ability to construct and operate, as part of the Thames 
Tideway Tunnel project, the Frogmore connection tunnel from King George's Park to 
the main tunnel, in accordance with the safeguarding direction given by the Secretary 
of State for Communities and Local Government on 15 March 2013  
25. Condition NSTD - Non-Standard Condition 
Details of the Travel Plan shall be submitted to and approved in writing by the local 
planning authority prior to the commencement of the development. The development 
shall operate in accordance with the approved details. 
To ensure that the development accords with policies DMT1 and DMT2.  
26. Condition NSTD - Non-Standard Condition 
Details of the Parking Management scheme shall be submitted to and approved in 
writing by the local planning authority, prior to the commencement of the development. 
The development shall operate in accordance with the approved details. 
To ensure that the development accords with policies DMT1 and DMT2.  
27. Condition NSTD - Non-Standard Condition 
Details of servicing arrangements to be submitted to and approved in writing by the 
Planning Authority prior to the commencement of the development. The use shall 
operate in accordance with the approved details. 
To ensure that the development accords with policies DMT1 and DMT2.  
28. Condition NSTD - Non-Standard Condition 
Details of the construction management plan, including consideration of use of the 
river, shall be submitted to and approved in writing by the local planning authority 
prior to the commencement of the development. Construction shall be carried out in 
complete accordance with the approved management plan. 
To ensure that the development accords with policies DMT1 and DMT2.  
29. Condition NSTD - Non-Standard Condition 
The development shall be carried out substantially in accordance with the information 
submitted within the Environmental Impact Assessment. 
To ensure compliance with the Council's policies.  
30. Condition NSTD - Non-Standard Condition 
Development shall not commence until a drainage strategy detailing any on and/or off 
site drainage works, has been submitted to and approved in writing by, the local 
planning authority in consultation with the sewerage undertaker. No discharge of foul 
or surface water from the site shall be accepted into the public system until the 
drainage works referred to in the strategy have been completed. The development shall 
be carried out in accordance with the approved strategy.  
The development may lead to sewage flooding; to ensure that sufficient capacity is 
made available to cope with the new development; and in order to avoid adverse 
environmental impact upon the community.  
31. Condition NSTD - Non-Standard Condition 
Development shall not be commenced until: Impact studies of the existing water 
supply infrastructure have been submitted to, and approved in writing by, the local 
planning authority (in consultation with Thames Water). The studies shall determine 
the magnitude of any new additional capacity required in the system and a suitable 
connection point. Reason: To ensure that the water supply infrastructure has sufficient 
capacity to cope with the/this additional demand.  
32. Condition NSTD - Non-Standard Condition 
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Block 5 shall not be occupied until the detailed design of a method to access the River 
Wandle has been submitted to, and approved in writing by, the local planning 
authority. The approved design shall be implemented before the occupation of Block 5. 
To ensure operational access to the River Wandle is protected to ensure there is no 
increase in flood risk to the local community and to ensure public safety is maintained.  
33. Condition NSTD - Non-Standard Condition 
At all times during the works approved by this planning application will pedestrian 
access to the river be provided for operational duties. 
To ensure operational access to the River Wandle is protected to ensure there is no 
increase in flood risk to the local community.  
34. Condition NSTD - Non-Standard Condition 
The development shall not commence until details of boundary measures during and 
after construction, along the river’s edge on the western bank, on the south west 
triangle of land owned by the Environment Agency, are submitted to, and approved in 
writing by, the local planning authority. 
For the safety of construction workers and the public.  
35. Condition NSTD - Non-Standard Condition 
The construction of the flap valves required by this planning permission will not 
commence until a scheme for their maintenance has been submitted to and approved 
by the local planning authority. 
To protect the development and local community from the risk of tidal flooding.  
36. Condition NSTD - Non-Standard Condition 
No development shall commence until detailed design drawings of the flap valves to be 
constructed into the tidal defence wall have been submitted to, and approved by, the 
local planning authority. 
To protect the inhabitants and property of the site and the local area from tidal and 
fluvial flood risk  
37. Condition NSTD - Non-Standard Condition 
The construction of the flap valves shall be completed prior to the occupation of Block 
5. 
To protect the inhabitants and property of the site and the local area from fluvial flood 
risk.  
38. Condition NSTD - Non-Standard Condition 
No development shall commence until a survey of the condition of the existing tidal 
flood defences along the River Wandle has been submitted to, and approved in writing 
by, the local planning authority. The survey must be conducted by a structural 
engineer and must identify the following; 
1) The site / soil properties 
2) The existing loadings on the wall 
3) The possible loadings on the wall due to the development approved by this planning 
permission, including of the proposed foundations and subterranean works 
4) The possible loadings on the wall due to the future flood defence raisings outlined in 
the Thames Estuary 2100 Plan. 
Additionally the survey must identify a) those sections of flood defences which are 
expected to last for the lifetime of the development (100 years) and are not expected to 
require renewal or works, b) those sections of defences which are not expected to last 
for the lifetime of the development (100 years) and are expected to require renewal c) 
those sections of defences which are not expected to last for the lifetime of the 
development (100 years) and are expected to require works other than renewal to 
improve their structural integrity such that they are expected to last for the lifetime of 
the development (100 years). Works shall be undertaken in accordance with the 
approved survey. 
To reduce the risk of flooding for the lifetime of the development by ensuring the flood 
defence works are undertaken.  
39. Condition NSTD - Non-Standard Condition 
Before the commencement of works approved by this permission, a scheme of flood 
defence works, based on Condition 7, for the renewal of flood defences for the section 
of flood defences identified in part (b) of Condition 7 and for the works to the flood 
defences for the section identified in part (c) of Condition 7 to improve their structural 
integrity such that they are expected to last for the lifetime of the development (100 
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years), will be submitted to, and approved in writing by, the local planning authority. 
The scheme shall include detailed design drawings and structural calculations. The 
approved drawings must demonstrate that the structural integrity of any flood defence 
wall will not be undermined by the anticipated loadings identified within the survey 
approved under Condition 40. These details shall also demonstrate how the new flood 
defence will form part of a continuous flood defence line with adjacent sections of 
flood defence wall that are not to be renewed. 
To reduce the risk of flooding for the lifetime of the development by ensuring the flood 
defence works are undertaken.  
40. Condition NSTD - Non-Standard Condition 
All new tidal flood defences works, including all those within the scheme approved 
under Condition 8 and those required for the realignment of the river, shall be 
constructed prior to the occupation of Block 5. 
To reduce the risk of flooding for the lifetime of the development by ensuring the flood 
defence works are undertaken.  
41. Condition NSTD - Non-Standard Condition 
At all times during the works approved by this planning application will a flood defence 
structure of sufficient structural integrity to conduct its flood defence purpose and 
contiguous with adjacent flood defences and in no section less than the statutory flood 
defence level of 5.45mAOD be present at this site. 
To protect the inhabitants and property of the site and the local area from tidal flood 
risk.  
42. Condition NSTD - Non-Standard Condition 
The development permitted by this planning permission shall be carried out in 
accordance with the approved Flood Risk Assessment (FRA) (by Waterman, dated 5 
November 2012 ref: CIV12162 ES 001) and FRA Addendum (by Waterman, dated May 
2013, ref CIV12162 ES 003) and the following mitigation measures detailed within the 
FRA: 
1. Ground level adjustments to promote fluvial flow back into the river Wandle. 
2. All residential uses are to be set on the first floor or above. 
The mitigation measures shall be fully implemented prior to occupation and 
subsequently in accordance with the timing / phasing arrangements embodied within 
the scheme, or within any other period as may subsequently be agreed, in writing, by 
the local planning authority. 
1. To ensure there is no net increase in flood risk to neighbouring sites. 
2. To reduce the risk of flooding to the proposed development and future occupants.  
43. Condition NSTD - Non-Standard Condition 
No development shall take place until a surface water drainage scheme for the site, 
based on sustainable drainage principles and an assessment of the hydrological and 
hydro geological context of the development, has been submitted to and approved in 
writing by the local planning authority. The scheme shall detail the location and design 
of the outfalls and demonstrate how impacts on the river environment are minimised, 
as set out in the Flood Risk Assessment (by Waterman, dated 5 November 2012 ref: 
CIV12162 ES 001) and subsequent Addendum (by Waterman, dated May 2013, ref 
CIV12162 ES 003). The scheme shall subsequently be implemented in accordance with 
the approved details before the development is completed. 
To prevent the increased risk of flooding, both on and off site. 
  
44. Condition NSTD - Non-Standard Condition 
No development shall take place until the detailed designs of the basement flood 
protection measures are submitted to, and approved in writing by the local planning 
authority. These details shall include how the protection measures will operate during 
a flood event. 
To ensure the basements are protected from the ingress of flood waters.  
45. Condition NSTD - Non-Standard Condition 
Prior to the commencement of development approved by this planning permission (or 
such other date or stage in development as may be agreed in writing with the Local 
Planning Authority), the following components of a scheme to deal with the risks 
associated with contamination of the site shall each be submitted to and approved, in 
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writing, by the local planning authority: 1) A preliminary risk assessment which has 
identified: 
all previous uses; potential contaminants associated with those uses; a conceptual 
model of the site indicating sources, pathways and receptors;  
potentially unacceptable risks arising from contamination at the site. 
2) A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site. 
3) The results of the site investigation and detailed risk assessment referred to in (2) 
and, based on these, an options appraisal and remediation strategy giving full details 
of the remediation measures required and how they are to be undertaken. 4) A 
verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. Any changes to these 
components require the express consent of the local planning authority. The scheme 
shall be implemented as approved. 
For the protection of Controlled Waters. The site is located over a Secondary Aquifer 
and it is possible that the site may be affected by historic contamination.  
46. Condition NSTD - Non-Standard Condition 
If, during development, contamination not previously identified is found to be present 
at the site then no further development (unless otherwise agreed in writing with the 
Local Planning Authority) shall be carried out until the developer has submitted, and 
obtained written approval from the Local Planning Authority for, a remediation strategy 
detailing how this unsuspected contamination shall be dealt with. The remediation 
strategy shall be implemented as approved, verified and reported to the satisfaction of 
the Local Planning Authority. 
There is always the potential for unexpected contamination to be identified during 
groundworks, particularly during construction of the basement. We should be 
consulted should any contamination be identified that could present an unacceptable 
risk to Controlled Waters.  
47. Condition NSTD - Non-Standard Condition 
Prior to occupation of the development, a verification report demonstrating completion 
of the works set out in the approved remediation strategy and the effectiveness of the 
remediation shall be submitted to and approved, in writing, by the local planning 
authority. The report shall include results of sampling and monitoring carried out in 
accordance with the approved verification plan to demonstrate that the site 
remediation criteria have been met. It shall also include any plan (a "long-term 
monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the verification 
plan, if appropriate, and for the reporting of this to the local planning authority. Any 
long-term monitoring and maintenance plan shall be implemented as approved. 
Should remediation be deemed necessary, the applicant should demonstrate that any 
remedial measures have been undertaken as agreed and the environmental risks have 
been satisfactorily managed so that the site is deemed suitable for use.  
48. Condition NSTD - Non-Standard Condition 
No infiltration of surface water drainage into the ground is permitted other than with 
the express written consent of the Local Planning Authority, which may be given for 
those parts of the site where it has been demonstrated that there is no resultant 
unacceptable risk to Controlled Waters. The development shall be carried out in 
accordance with the approval details. 
Infiltrating water has the potential to cause remobilisation of contaminants present in 
shallow soil/made ground, which could ultimately cause pollution of groundwater.  
49. Condition NSTD - Non-Standard Condition 
Piling or any other foundation designs using penetrative methods shall not be 
permitted other than with the express written consent of the Local Planning Authority, 
which may be given for those parts of the site where it has been demonstrated that 
there is no resultant unacceptable risk to groundwater. The development shall be 
carried out in accordance with the approved details. 
To ensure no unacceptable impact on groundwater.  
50. Condition NSTD - Non-Standard Condition 



 93

Prior to the commencement of development approved by this planning permission a 
scheme for the provision and management of the river habitat enhancements shall be 
submitted to and agreed in writing by the local planning authority. Thereafter the 
development shall be carried out in accordance with the approved scheme and any 
subsequent amendments shall be agreed in writing with the local planning authority. 
The scheme shall include: 
a) plans showing the extent and layout of the buffer zone. 
b) details of any proposed planting scheme (for example, native species). 
c) details demonstrating how the terracing will be protected during development and 
managed/maintained over the longer term including adequate financial provision and 
named body responsible for management plus production of detailed management 
plan. 
d) details of any proposed footpaths, fencing, lighting etc. 
To protect and enhance the biodiversity and local amenity of the river.  
51. Condition NSTD - Non-Standard Condition 
Prior to the commencement of development approved by this planning permission 
detailed design levels of the river terracing shall be submitted to, and approved by, the 
local planning authority. 
To ensure the enhancement of the river environment.  
52. Condition NSTD - Non-Standard Condition 
No development approved by this permission shall be commenced until an ecological 
mitigation and enhancement scheme, has been submitted to and approved in writing 
by the local planning authority. This scheme shall outline the detailed design of all 
ecological mitigation and enhancement measures listed within the Environment 
Statement, Outline Landscape Strategy dated November 2012 and the Brewery, Stable 
and River Phase Landscape Reserved Matters dated December 2012 and associated 
drawings. This shall include design plans and layout, materials, timings, methods of 
construction and species lists for planting. The approved scheme shall be 
implemented in full prior to the occupation of the residential accommodation. 
To protect the ecology of the site in accordance with Policy DM04. 
  
53. Condition NSTD - Non-Standard Condition 
A landscape management plan for the development site, including long term design 
objectives, ecological objectives, a planting scheme, management responsibilities and 
maintenance schedules for all landscape areas shall be submitted to and approved in 
writing by the local planning authority before the development commences. The 
landscape management plan shall be carried out as approved.  
To ensure ecology and public open space benefits are maintained in accordance with 
policies DM03 and DM04. 
 
 
  
54. Condition NSTD - Non-Standard Condition 
Prior to the commencement of the development, a bat and nesting bird survey shall be 
submitted to and approved in writing by the local planning authority. The 
recommendations within the survey/ report shall be undertaken prior to 
commencement of the development.    
To protect existing fauna in accordance with policy DM04.   
55. Condition NSTD - Non-Standard Condition 
Wind mitigation is required to buildings 4 and 6 and to the upper level amenity spaces. 
Details of all screens and other measures to mitigate windspeeds around the building 
including amenity areas shall be submitted to and approved in writing by the local 
planning authority prior to the commencement of the development. The approved 
scheme shall be implemented before any of the flats in the relevant block are occupied 
and shall thereafter be permanently retained unless such other programme is agreed in 
writing with the local planning authority. 
To mitigate windiness in certain locations around the site in accordance with policies 
DMS1 and DMH7. 
  
56. Condition NSTD - Non-Standard Condition 
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Details of construction lighting (including hours of operation) shall be submitted to and 
approved in writing by the local planning authority prior to the commencement of the 
construction lighting. The lighting shall only be implemented in accordance with the 
approved details. 
To protect the amenities of surrounding occupiers and the ecology of the site in 
accordance with policies DMS1 and DM04. 
 
  
57. Condition NSTD - Non-Standard Condition 
Details of site levels and boundary treatment adjacent to 9 Church Row shall be 
submitted to and approved in writing by the local planning authority prior to the 
commencement of the development. The scheme shall be implemented in accordance 
with the approved drawings. 
To provide a connected public realm in accordance with policy DMS1. 
 
  
58. Condition NSTD - Non-Standard Condition 
Details of the location of the A1, A2, A3 and A4 uses and proposed forecourts shall be 
submitted to and approved in writing by the local planning authority in accordance 
with the approved mix as agreed in the Legal Agreement prior to occupation of the 
units. The uses shall be implemented in accordance with the approved details unless 
otherwise agreed in writing by the local planning authority. 
To ensure an appropriate mix of uses in accordance with policy DMTS1.  
59. Condition NSTD - Non-Standard Condition 
No development shall take place within the application site until the developer has 
secured the implementation of a programme of archaeological recording of the 
standing historic building(s), in accordance with a written scheme of investigation 
which has been submitted to and approved in writing by the Local Planning Authority.  
To protect the archaeology of the site in accordance with policy DMS2.  
60. Condition NSTD - Non-Standard Condition 
No development shall take place until the applicant has secured the implementation of 
a programme of archaeological work in accordance with a written scheme for 
investigation which has been submitted by the applicant and approved by the Local 
Planning Authority. The development shall only take place in accordance with the 
detailed scheme pursuant to this condition. The archaeological works shall be carried 
out by a suitably qualified investigating body acceptable to the Local Planning 
Authority. 
To protect the archaeology of the site in accordance with policy DMS2.  
61. Condition NSTD - Non-Standard Condition 
Prior to occupation, evidence (e.g. photographs, copies of installation contracts and 
as-built worksheets prepared under the Standard Assessment Procedure) should be 
submitted to the Local Planning Authority and approved in writing to demonstrate that 
the development has been carried out in accordance with the approved details. If the 
development is unable to meet the required 25% reduction in CO2 emissions through 
the approved energy strategy, then any shortfall shall be made up through the 
application of further sustainability measures unless otherwise approved by the Local 
Planning Authority in writing. 
To meet sustainability standards in accordance with policy DMS3.  
62. Condition NSTD - Non-Standard Condition 
Within 3 months of work starting on site, a Code for Sustainable Homes Interim 
(Design Stage) Certificate, issued by the Building Research Establishment (BRE) or 
equivalent authorizing body, must be submitted to the Local Planning Authority and 
approved in writing to show that a minimum Level 4 rating will be achieved or to 
demonstrate why only a Level 3 rating will be achieved. The development shall be 
implemented in accordance with the approved code level. 
To achieve appropriate sustainability standards in accordance with policy DMS3.  
63. Condition NSTD - Non-Standard Condition 
Prior to first occupation of the building, a Code for Sustainable Homes Final (Post-
Construction) Certificate, issued by the BRE or equivalent authorizing body, must be 
submitted to the Local Planning Authority and approved in writing to demonstrate that 
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Level 4 has been achieved, or Level 3 if it has been demonstrated that Level 4 cannot 
be achieved. All the measures integrated shall be retained for as long as the 
development is in existence. 
To meet sustainability standards in accordance with policy DMS3.  
64. Condition NSTD - Non-Standard Condition 
Details of play space within upper amenity spaces and at ground floor level shall be 
submitted to and approved in writing to the local planning authority prior  to 
occupation of the adjacent flats. The playspace shall be implemented in accordance 
with the approved details. 
To ensure adequate playspace is provided in accordance with policy DMH7.   
65. Condition NSTD - Non-Standard Condition 
INFORMATIVE: The development of this site is likely to damage archaeological 
remains. The applicant should therefore submit detailed proposals in the form of an 
archaeological project design. The design should be in accordance with appropriate 
English Heritage guidelines.  
66. Condition NSTD - Non-Standard Condition 
INFORMATIVE: The historic buildings are of intrinsic archaeological interest and any 
alteration or demolition of the historic structures should be recorded before hey are 
damaged or destroyed by the development hereby permitted.   
67. Condition NSTD - Non-Standard Condition 
INFORMATIVE: Thames Water will aim to provide customers with a minimum pressure 
of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves 
Thames Waters pipes.  The developer should take account of this minimum pressure in 
the design of the proposed development.  
68. Condition NSTD - Non-Standard Condition 
INFORMATIVE: Thames Water require to the proposed points of connection and 
predicted peak rate of discharge (including calculation method) to the combined sewer 
system to determine the impact of the proposed development on the public sewer 
system.  
69. Condition NSTD - Non-Standard Condition 
INFORMATIVE: Thames Water support the connection of all surface water into the 
watercourse and not the combined sewer system.  
70. Condition NSTD - Non-Standard Condition 
INFORMATIVE: In order to discharge condition 24, it is expected that the following 
information will be required to be submitted by the applicant to the local planning 
authority for approval (in consultation with Thames Water) in relation to any works 
within the area shown on Drawing Number 110-DA-GEN-00000-000931: 
i. architectural plans of any new buildings and basements; 
ii. foundation layout drawings, including pile layouts, sizes and lengths; 
iii. drawings showing the retaining wall structures and depths; 
iv. basement structure cross sections; 
v. basement construction sequence and programme; 
vi. construction phasing plans, including temporary works details including; 
illustrating heavy plant, equipment or machinery; 
vii. details of any proposed ground treatment; and 
viii. calculations that the construction of the new buildings, including the pile 
layout, depth and loading, will not compromise the ability to construct or operate the 
Frogmore Connection Tunnel, forming part of the Thames Tideway Tunnel, or 
compromise the structural integrity of that tunnel; 
 
together with any additional information the applicant agrees with the local planning 
authority is required in order to demonstrate that the construction of any new buildings 
or structures within the area shown on Drawing Number 110-DA-GEN-00000-000931 
will not affect the structural integrity of the Frogmore Connection Tunnel or 
compromise the ability to construct or operate that part of the Thames Tideway Tunnel.  
 
The final alignment of the Frogmore Connection Tunnel may deviate within the Zone 
illustrated on the Safeguarding Direction drawing number 110-DA-GEN-00000-000931. 
The information to be supplied by the applicant to assist in the discharge of condition 
24 shall take into account any potential deviation and associated realignment of the 
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Frogmore Connection Tunnel within the Zone illustrated on the Safeguarding Direction 
drawing number 110-DA-GEN-00000-000931.  
 
The information to be subm  
71. Condition NSTD - Non-Standard Condition 
INFORMATIVE: With regard to surface water drainage it is the responsibility of a 
developer to make proper provision for drainage to ground, water courses or a suitable 
sewer. In respect of surface water it is recommended that the applicant should ensure 
that storm flows are attenuated or regulated into the receiving public network through 
on or off site storage. When it is proposed to connect to a combined public sewer, the 
site drainage should be separate and combined at the final manhole nearest the 
boundary. Connections are not permitted for the removal of Ground Water. Where the 
developer proposes to discharge to a public sewer, prior approval from Thames Water 
Developer Services will be required. They can be contacted on 0845 850 2777.  
To ensure that the surface water discharge from the site shall not be detrimental to the 
existing sewerage system.   
72. Condition NSTD - Non-Standard Condition 
INFORMATIVE: In relation to condition 49, the developer should be aware of the 
potential risks associated with the use of piling where contamination is an issue. Piling 
or other penetrative methods of foundation design on contaminated sites can 
potentially result in unacceptable risks to underlying groundwaters. We recommend 
that where soil contamination is present, a risk assessment is carried out in 
accordance with our guidance 'Piling into Contaminated Sites'  
73. Condition Exclusion from controlled parking zone informative 
INFORMATIVE: The Council has approved the exclusion of all properties with 
addresses within this development from obtaining resident / business / visitor parking 
permits for on street parking within any existing or future controlled parking zones 
within the borough, subject to a Traffic Management Order being made. 
 
  
74. Condition CIL - Community Infrastructure Levy 1 
Community Infrastructure Levy (CIL):  From the information available, it appears that 
the development permitted is subject to a Community Infrastructure Levy charge in 
accordance with the Community Infrastructure Levy Regulations 2010 (as amended). 
You or the relevant interested parties are required to provide the Council with the 
information set out in the Regulations.  This process for the collection of CIL includes: 
 
- the requirement to complete an "Assumption of Liability" form as soon as possible; 
- in order to claim charitable exemption or social housing relief  you or the relevant 
interested party should also complete a "Claiming Exemption or Relief" form.  
The Council will then issue a Liability Notice(s) which details the charges due. 
As soon as the developer, landowner of other interested party(ies) is aware of the date 
when development is going to start they must also submit a "Commencement Notice".  
Failure to comply with the Regulations, including failure to complete the forms when 
required or providing inaccurate information can lead to surcharges or other penalties 
as set out in the Regulations. 
General information on the Community Infrastructure Levy, including the forms 
mentioned above can be found on the Planning Portal (www.planningportal.gov.uk). 
Details of the Mayoral CIL can be found on the GLA and TfL websites 
(www.london.gov.uk and www.tfl.gov.uk). 
 
The Assumption of Liability Form, Claiming of Exemption or Relief Form and 
Commencement Notice must be sent to: 
 
Community Infrastructure Levy 
Environment and Community Services 
Wandsworth Council 
Town Hall 
London 
SW18 2PU 
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cil@wandsworth.gov.uk 
 
Fax: 020 8871 6003 (marked FAO CIL) 
  
75. Condition CIL - Community Infrastructure Levy 2 
Any assessment of CIL liability by the Council has been based on the information 
provided.   Where the calculation of CIL liability includes taking account of the existing 
use of a building, CIL liability may change if the information provided in relation to the 
existing use(s) of buildings, is not still current at the time of the decision which first 
permits development.  This date will be the latest date of either: the date of this 
permission; the date of permission of the last reserved matter; or the date of 
permission of the last pre-commencement condition.  
76. Condition When granting planning permission 
In dealing with this application the Council has implemented the requirement in the 
National Planning Policy Framework to work with the applicant in a positive and 
proactive manner and the Council has, as far as practicable, sought solutions to 
problems arising in relation to dealing with the planning application.  We have made 
available detailed advice in the form of our statutory policies in the Local Plan 
consisting of the Core Strategy, Development Management Policies Document, 
Supplementary Planning Documents and where appropriate the Site Specific 
Allocations Document as well as offering a full pre-application advice service, in order 
to ensure that the applicant has been given every opportunity to submit an application 
which is likely to be considered favourably. In addition, where appropriate, further 
guidance was offered to the applicant during the processing of the application.   
 
(B) Listed Building Consent 
01. The works shall be begun not later than three years from the date of this 
consent. 
To comply with the requirements of Section 18 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990. 
 
02. Standard 08 Details of materials, samples and representative detail drawings 
to a scale of not less than 1:20 for all listed buildings shall be submitted to and 
approved in writing by the local planning authority prior to the commencement of the 
development or such other timetable as agreed in writing by the local planning 
authority. Development should be implemented in accordance with the approved 
details. 
 
03. Written notification of the intended start of works on site shall be sent to 
English Heritage, London Region (1 Waterhouse Square, 138- 142 Holborn, London 
EC1N 2ST) with a copy sent to the local planning authority, at least seven days before 
the works hereby approved are commenced. 
In order that English Heritage and the local planning authority may be given the 
opportunity of monitoring the progress of works on site to ensure the preservation of 
the special interest of the building affected  by the works hereby approved. 
 
04. The works of demolition or alteration by way of partial demolition hereby 
approved  
shall not be commenced before contract(s) for the carrying out of the completion of the 
entire scheme (Planning permission ref: 2012/5286) of works for which consent is 
hereby granted, including the works contract, have been made and evidence of such 
contract(s) has been submitted to and accepted in writing by the Council as local 
planning authority. 
To protect the historic fabric in accordance with policy DMS2. 
 
05. A method statement and/or structural engineer’s drawings indicating the 
proposed method of ensuring the safety and stability of the building fabric to be 
retained throughout the period of demolition shall be submitted to and approved in 
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writing by the local planning authority before the development begins. Development 
shall be implemented in accordance with the approved details. 
To protect the historic fabric in accordance with policy DMS2. 
 
06. Details of how precautions shall be taken to secure and protect interior features 
must be submitted to and approved in writing by the local planning authority before the 
development begins. Development shall be implemented in accordance with the 
approved details. 
To protect the historic fabric in accordance with policy DMS2. 
 
07. Details of position, type and method of installation of all new and relocated 
services and related fixtures shall be submitted to and approved in writing by the local 
planning authority before the development begins. Development shall be implemented 
in accordance with the approved details. 
To protect the historic fabric in accordance with policy DMS2. 
 
08. No new plumbing, pipes, soil stacks, flues, vents or ductwork shall be fixed to 
the external faces of the listed buildings unless otherwise approved in writing by the 
local planning authority. All new external rainwater goods and soil pipes on the visible 
elevations shall be cast iron, painted black. 
To protect the historic fabric in accordance with policy DMS2. 
 
09. No new grilles, security alarms, lighting, cameras or other appurtenances shall 
be fixed on the external faces of the listed buildings unless otherwise approved in 
writing by the local planning authority. 
To protect the historic fabric in accordance with policy DMS2. 
 
10. All new external and internal works and finishes and works of making good to 
the retained fabric, shall match the existing adjacent work with regard to the methods 
used and to the material, colour, texture and profile. (All new external joinery to be of  
painted timber unless otherwise agreed in writing by the local planning authority). New 
joinery work shall match the existing joinery work adjacent in respect of materials, 
dimensions and profiles. 
To protect the historic fabric in accordance with policy DMS2. 
 
11. New facing brickwork shall match existing brickwork in terms of brick, bond 
and pointing and no re-pointing of brickwork is authorised unless otherwise approved 
in writing by the local planning authority. 
To protect the historic fabric in accordance with policy DMS2. 
 
12. Details in respect of new openings (doors and windows), service and access 
cores, roof-top extension to replace braithwaite tank, new floors, new mezzanine 
floors, internal demolition, internal and external finishes, structural and repair works 
and treatment of historic fixtures shall be submitted to and approved in writing by the 
Council as local planning authority in consultation with English Heritage before the 
development begins. The works shall be implemented in accordance with the approved 
details. 
To protect the historic fabric in accordance with policy DMS2. 
 
13. No cleaning of masonry, other than a gentle surface clean using a nebulous 
water spray, is authorised unless otherwise approved in writing by the local planning 
authority. 
To protect the historic fabric in accordance with policy DMS2. 
 
14. A method statement and/or structural engineer’s drawings indicating the 
proposed method of ensuring the safety and stability of the building fabric to be 
retained throughout the period of raising the Stable block and the replacement of 
internal features must be submitted to and approved in writing by the local planning 
authority. The raising of the Stable block shall be implemented in accordance with the 
approved details. 
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To protect the historic fabric in accordance with policy DMS2. 
 
(C) Conservation Area Consent 
01. The works shall be begun not later than three years from the date of this 
consent. 
To comply with the requirements of Section 18 of the Planning (Listed Buildings and 
Conservation Areas) Act 1990. 
 
02. Written notification of the intended start of works on site shall be sent to 
English Heritage, London Region (1 Waterhouse Square, 138- 142 Holborn, London 
EC1N 2ST) with a copy sent to the local planning authority, at least seven days before 
the works hereby approved are commenced. 
In order that English Heritage and the local planning authority may be given the 
opportunity of monitoring the progress of works on site to ensure the preservation of 
the special interest of the building affected  by the works hereby approved. 
 
03. The works of demolition or alteration by way of partial demolition hereby 
approved shall not be commenced before contract(s) for the carrying out of the 
completion of the entire scheme of works (planning permission ref: 2012/5286) for 
which consent is hereby granted, including the works contract, have been made and 
evidence of such contract(s) has been submitted to and accepted in writing by the 
Council as local planning authority. 
To protect the historic fabric in accordance with policy DMS2. 
 
(D) Landscaping reserved matters for river phase 
Approve Reserved Matters 
 
(E) Landscaping reserved matters for brewery phase 
Approve Reserved Matters 
 
(F) Landscaping reserved matters for stables phase 
Approve Reserved Matters 
 
and that the Borough Planner be authorised to make minor changes to wording of 
condition. 
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APPENDIX 1 
 
In support of the application an Environmental Statement has been submitted 
for the Ram Brewery, Capital Studios, Duval Works and Church Row, 
Wandsworth Plain. It covers the following issues and concludes: 
 
1.Introduction  
Minerva (Wandsworth) Ltd (the ‘Applicant’) is seeking planning permission, 
Listed Building Consent and Conservation Area Consent for the 
redevelopment of 3.5 hectares of land, formerly occupied by Young’s Ram 
Brewery and Capital Studios, in the London Borough of Wandsworth (LBW). 
The area subject to the planning application is subsequently referred to as the 
‘Site’.  
 
The Site is bounded by Wandsworth High Street to the south, Ram Street to 
the east, Armoury Way to the north and Wandsworth Plain and Church Row to 
the west. The River Wandle divides the Site in a north-south direction. The 
larger, eastern part of the Site (referred to as the Brewery part of the Site) 
consists of the former Ram Brewery, which is Britain’s oldest brewery, and 
includes a number of listed buildings. The smaller western part of the Site 
(referred to as the Studions part of the Site) consists of television studios, the 
light industrial buildings of an engineering company (the former Duval Works) 
and 1-9 Church Row in the south.  
 
A planning application (Ref. 2008/0955) was submitted in 2008 for the 
redevelopment of the Site comprising two towers (up to 42 storeys) to provide 
831 residential units from first floor level and above. LBW resolved to approve 
the applications in December 2008. However, in February 2009, the Secretary 
of State for Communities ‘called in’ the application for determination and the 
application was subsequently refused. The reasons for refusal were primarily 
due to: The location of the towers adjacent to the Grade II Listed Stables; The 
effect on townscape views of important Grade II* Listed Buildings, in particular 
All Saints Church 1-9 Church Row; and the location of the high density tower 
closest in the most sensitive part of the site (in relation to the gasholder).  
 
The Applicant is seeking planning permission for the demolition of non-
historical buildings within the site and for the construction of nine new 
buildings. The proposals include one residential Tower on the Studios part of 
the Site (35 storeys including ground level) and lower rise buildings varying in 
height between 1 and 12 storeys. The proposals would provide space for a 
mix of uses including office, retail and leisure units, and would provide 661 
new homes. The proposals include the refurbishment of the historical 
buildings, such that they could be used for retail, museum uses and a 
microbrewery together with residential units. New areas of public realm would 
also be provided. The proposals are hereafter referred to as the 
‘Development’.  
 
An Environmental Impact Assessment (EIA) has been undertaken to assess 
the environmental effects of the proposed Development. The EIA is reported 
in an Environmental Statement (ES) which has been prepared to accompany 
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the planning application. The ES describes the likely significant environmental 
effects of the Development.  
 
2. Environmental Impact Assessment Methodology  
EIA is a process which aims to ensure that the likely significant environmental 
effects of a new development (which can be both beneficial and adverse) are 
taken into account in the determination of a planning application. The EIA was 
undertaken by a team of qualified and experienced consultants using 
established methods and criteria. This involved site surveys, reviews of 
available reports and data, computer modelling and specialist assessments.  
 
The first stage of the EIA process involved undertaking a ‘Scoping Study’. The 
purpose of the study was to identify the potentially significant environmental 
effects associated with the Development and therefore the focus or scope of 
the ES. A Scoping Report which presented the findings of the Scoping Study 
was submitted to London Borough of Wandsworth (LBW) Council to support a 
request for their ‘Scoping Opinion’. A Scoping Opinion was received from 
LBW in August 2011. It was agreed with LBW that the following topic areas 
should be addressed in the ES: Demolition and Construction; Waste 
Management; Townscape, Visual and Built Heritage; Socio Economics; 
Archaeology; Transportation and Access; Noise and Vibration; Air Quality; 
Ground Conditions; Water Resources and Flood Risk; Ecology; Wind; 
Daylight, Sunlight Overshadowing, Solar Glare and Light Pollution; 
Telecommunications; and Cumulative Effects.  
 
Each environmental assessment topic is reported in the ES as a ‘technical 
chapter’. Each technical chapter describes how the assessment was 
undertaken, the current environmental conditions on and adjacent to the Site 
and the potential effects of the Development. Each technical chapter also 
describes a range of measures that would be incorporated to avoid, reduce, or 
offset any identified adverse effects, and/or enhance potential beneficial 
effects. Such measures are referred to as ‘mitigation measures’. The resulting 
effects (known as ‘residual effects’), following the implementation of mitigation 
measures, are also described.  
 
A number of planned developments in the local area were also considered in 
relation to each assessment in order to understand the combined or 
cumulative effects with the Development. The developments considered and 
the anticipated cumulative effects are discussed in the ‘Cumulative Effects’ 
section of this document.  
 
3. Existing Land Uses and Activities  
The Site covers an area of approximately 3.5 hectares. The Brewery part of 
the Site (east of the River Wandle) currently consists of the Ram Brewery 
complex which was formerly owned by Young’s. Ram Brewery is Britain’s 
oldest brewery and as such contains a number of buildings of historic value, 
known as ‘Listed Buildings’ as they are included on a list produced by English 
Heritage. The brewery complex includes the Grade ll* listed Ram Brewery 
building along with a number of Grade II listed buildings dating from the 
eighteenth century (Brewer’s House at 70 Wandsworth High Street and the 
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Stables) as well as some later additions from the nineteenth and twentieth 
centuries. The Brewery is no longer operating.  
 
The Studios part of the Site (west of the River Wandle) consists of a large 
brick building of three to four storeys, two smaller buildings and car parking 
associated with television studios. The Studios part of the Site is also 
occupied by the former Duval Works (which comprises a double storey brick 
light industrial building), and 1-9 Church Row, which are Grade II and Grade 
II* Listed respectively. The River Wandle runs through the Site in a north to 
south direction and joins the River Thames 500m to the North of the Site. The 
River is classified as being tidal by the EA north of Wandsworth High Street.  
 
The Site falls within the Wandsworth Town Conservation Area (a statutory 
designated area of special architectural or historic interest, the character or 
appearance of which it is desirable to preserve or enhance). LBW have 
designated views that are of local importance which contribute significantly to 
the character and appearance of the borough h. Part of the Site is within the 
view from Tibbett’s Corner towards the London Eye, and Keevil Drive towards 
central London, which are both identified in LBWs supplementary planning 
guidance. The Site is not currently accessible to the public and no access is 
provided along the River Wandle for pedestrians or cyclists.  
 
The area surrounding the Site comprises a mix of land uses being mainly 
residential, retail, commercial and industrial (including a gasholder located to 
the north of the Site) with some food and drink establishments. In addition 
there are a number of listed and locally listed buildings surrounding the Site.  
 
4. Alternatives and Design Evolution  
In line with the UK regulations which relate to EIA, the ES provides a 
description of the main alternatives to the Development which were 
considered by the Applicant. These included the option of not developing the 
Site (i.e. the ‘No Development’ option) together with a series of alternative 
designs. The Site is recognised by LBW planning policy as a priority for 
regeneration. Without redevelopment, the Site would continue to deteriorate 
resulting in an increasingly derelict area in the local townscape. The potential 
social and economic benefits to the area, improvements to the public realm, 
access to the River Wandle and permeability through the Site would also not 
be realised. The ‘No Development’ option for the Site is therefore considered 
contrary to current planning policy for the Site and objectives for regeneration 
of this area.  
 
No alternative sites for the proposed Development have been considered by 
the Applicant. However, the planning application boundary has been reviewed 
and altered as the design evolved. For example, 1-9 Church Row have been 
included to allow the creation of a river walkway on the west bank of the River 
Wandle. The design of the Development has evolved from the 2008 Scheme. 
The 2008 application comprised the construction of two towers (T1 and T2) in 
the north of the Brewery part of the Site, either side of the retained stable 
block, together with seven lower rise blocks up to a maximum of 14 storeys 
above ground. The majority of the Site was proposed to be raised to 6.15m 
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AOD to mitigate for flooding. The Development also included the 
refurbishment of the main brewery complex. The stable block was proposed to 
be retained but was proposed to be raised to meet existing ground levels.  
 
The design team has sought to retain the elements of the 2008 Scheme that 
were well received including the Site layout and treatment of the Listed 
Buildings and to address the reason for refusal. Due to a change in predicted 
flood levels, an opportunity to reduce ground levels from that proposed in 
2008 was identified. The revised proposals are set at 5.45m AOD along the 
River Wandle, to defend the Site from flooding, with broadly existing ground 
levels elsewhere.  Further consideration was given to the massing of the 
Development. A massing study was undertaken to look at varying options to 
meet the required density: Option 1 - Consistent Height Across Site; Option 2 
- Taller Buildings at the North of the Site; Option 3 – Tall Building at Northeast 
Corner of the Site; Option 4 – Tall Building at north of Site east of River 
Wandle; Option 5 - Tall Building east of River Wangle; and Option 6 - Tall 
Building at Northwest of Site.  
 
The proposed Development has evolved from Option 6. This option includes a 
tower at the northwest of the Site, reducing the scale around the heritage 
buildings. In addition, it locates the Tower as far away as possible from the 
gasholder, minimising risk. Furthermore, it reduces the effect on the local view 
of All Saints Church.  
 
5. Proposed Development  
All buildings on Site would be demolished with the exception of the Grade II 
listed main stable block located to the north of the Site and the Grade II* 
Listed Brewery Complex at the south of the Site. The large 20th century 
extension to the Brewery would however be removed to create a new public 
courtyard. The listed buildings would be refurbished.  
 
The new buildings would comprise one Tower (Building 5) located to the north 
of the Studios part of the Site comprising ground plus 34 residential storeys. 
The Development also involves the construction of low to mid rise buildings 
referred to as Buildings 1 to 4 and 6 to 12. Buildings 4 to 5 would be located 
on the Studios part of the Site (to the west of the River Wandle), and all other 
Buildings would be located on the Brewery part of the Site (to the east of the 
River Wandle).  
 
The Development would provide 661 residential units with residents gym and 
entertainment suite in Building 5 (the Tower). All residential uses would be 
located above ground. It is proposed that the Development would provide: 32 
studios, 228 1-bed units, 227 2-bed units, 160 3-bed units; and 14 4-bed units 
(revised from 27 Studios; 249 1-bed units; 239 2-bed units; 139 3-bed units; 
and 15 4-bed units);  
 
A mix of other uses comprising: shops, cafés and restaurants and drinking 
establishments, a museum, and a microbrewery would be located at ground 
level and the retained Listed Buildings. A mix of cafés, restaurants, shops and 
drinking establishments (A1-A4) would be provided at ground floor and with 
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the heritage buildings to complement the existing retail offer at within 
Wandsworth Town Centre. For the purposes of the assessment it is assumed 
that 5178m2 GEA of A1 (shops) would be provided and 4,333m2 of A3 (café 
and restaurants) would be provided. A microbrewery and museum would be 
located in the retained main brewery complex.  
 
The Development would comprise a single storey basement on the Brewery 
part of the Site for parking accessed from Ram Street with a double height 
element in the east of the Site to accommodate equipment. A single storey 
basement is proposed on the Studios part of the Site for parking accessed 
from Wandsworth Plain with a double storey element in the north for plant, set 
at -2.8m AOD (7.1m below ground level). Two enclosed service yards would 
be provided at ground level accessed from Ram Street and Wandsworth Plain 
respectively. A total of 248 car parking spaces would be provided for use by 
residents. In addition, space would be reserved for implementation of a car-
club. A total of 36 residential motorcycle parking spaces would also be 
provided. 1,093 secure residential cycle parking spaces would be provided, 
together with 43 secure employee and customer cycle parking spaces for 
retail uses. Space would be reserved for Barclays cycle hire bikes.  
 
The Development would provide 14,301 sqm of public open space at ground 
level including a new river walkway on both sides of the river. The public 
realm would improve pedestrian permeability through the Site, and access to 
the River Wandle. It would also improve linkages between the Site and 
Wandsworth Town Centre and the River Thames and Wandsworth Town 
Railway Station. Private amenity space for residents would be provided at first 
floor podium and roof level on Buildings 3, 4 and 10. These areas would 
comprise soft landscaping (trees, shrubs, hedges and turf) and hard 
landscaping (play areas, paving and decked areas). The Development would 
provide 3663sqm of brown roofs, providing habitat for black redstarts and 
invertebrates. In addition, the Development would provide marginal and 
intertidal habitat by cutting back sections of river wall to create terraces to be 
planted with appropriate species. Bat, bird and insect boxes would also be 
provided.  
 
Energy efficient measures have been incorporated into the design to reduce 
the heating, energy and electrical demands of the Development. A Combined 
Heat and Power plant (CHP) would be provided. CHP plants generate 
electricity on-site and use the heat (a by-product of the generation process) 
within the Development, both for hot water and heating. In addition 
Photovoltaic (PV) panels would be included on the southern pitched roofs. 
Overall, a minimum 25% reduction in carbon emissions would be achieved 
below guidelines. The Development would seek to achieve a Code for 
Sustainable Homes Level 4 for all new dwellings, and BREEAM very good for 
the retail and the residential units in the retained brewery.  
 
6. Development Programme and Construction  
It is anticipated that the construction of the Development would last 
approximately 6.5 years. Additional periods of time may be required for the fit-
out of the non-residential elements of the Development.  
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The Development has been designed to enable a phased release of 
residential units onto the market. The works would be predominantly 
undertaken from south to north. The construction works can be broken into 
the following main stages: Enabling works; Demolition; Substructure (below 
ground works including construction of the basements); Construction of 
superstructure (above ground works); and Redevelopment of the area around 
River Wandle.  
 
In order to control and manage the potential environmental effects of 
demolition and construction, an Environmental Management Plan (EMP) 
would be developed and implemented throughout the duration of the works. 
An Environmental Management Plan is a document which specifies a range of 
measures to manage the environmental effects that could arise during the 
works; for example, controls in relation to dust, noise and vibration and waste 
management. The Environmental Management Plan would be informed by the 
conclusions of the EIA and would be prepared in line with relevant legislation 
and best practice guidelines. Demolition and construction contractors would 
be required to implement the Environmental Management Plan and ensure 
monitoring is also undertaken where it has been specified. Environmental 
Management Plans are an established method of managing environmental 
effects arising from demolition and construction works and are consistent with 
methods successfully adopted for other major schemes in urban areas.  
 
7. Planning Policy  
A review of relevant national, regional and local planning policies, including 
the following documents: National Planning Policy Framework, 2012; The 
Spatial Development Strategy for Greater London, 2011 (The London Plan); 
LBW Core Strategy, 2010; LBW Development Management Policies, 2012; 
and LBW Site Allocations Document, 2012  
 
8. Waste  
The volume and types of waste arising from the proposed Development have 
been estimated and an assessment has been undertaken of the proposed 
waste management strategy to determine how the Development contributes to 
meeting waste targets. It is estimated by the Construction Advisor that 
approximately 41,000m3 waste would be created from demolition of the 
buildings together with 120,000m3 excavated material associated with the 
basement works. Using Building Research Establishment (BRE) Waste 
Benchmarking, it is estimated that a further 17,000m3 of waste would be 
generated. However, a Site Waste Management Plan would be implemented 
by the contractor which would facilitate the reuse and recycling of waste and 
reduce the unnecessary disposal of clean construction waste to landfills. It is 
estimated that between 90 to 96% of demolition materials from the site could 
be reused or recycled off-site. Any waste requiring disposal to landfill would 
be disposed at an appropriate landfill site in accordance with relevant 
legislation. Waste generation from the completed, occupied Development was 
estimated based on British Standard 5906:2005 Waste Management in 
Buildings. It is estimated that the Development would generate approximately 
200m3 of waste per week, equivalent of approximately 10,400m3 of waste per 
annum. The Development would provide facilities to recycle over 45% of 
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household waste generated and at least 70% of the waste generated by 
commercial uses. The actual rate would be dependent on the participation of 
future occupants. The Development therefore incorporates sufficient recycling 
storage in suitable locations to facilitate recycling in accordance with the 
National Waste Strategy and the Mayors Preferred Standards outlined in the 
Mayor of London’s Supplementary Planning Guidance on Sustainable Design 
and Construction. Information would be provided to commercial and 
residential occupants of the Site to promote the recycling of waste.  
 
9. Socio-Economics  
An assessment of the social and economic effects of the Development was 
undertaken using a wide range of information sources. These sources 
included a detailed review of planning policies, guidance and standards, 
population Census data, published data and professional experience of similar 
development schemes. The assessment establishes that during the 6.5 year 
construction programme an equivalent of 266 full time construction jobs would 
be generated. The completed Development would provide a considerable 
amount of employment floorspace through the proposed retail uses, and these 
are estimated to support an additional 450 jobs compared to the limited 
employment uses associated with the existing uses. The Development would 
provide 661 residential units ranging in size from 1-bed to 4 bedroom units. It 
is anticipated that approximately 11% would be affordable. The population of 
the Development is estimated to be approximately 1,165 permanent residents. 
This increase in population would create some additional demand for 
community facilities, especially education and healthcare. The number of 
children living in the Development is not expected to be very high; a total of 
72-78, depending on the affordable %, including pre-school, primary and 
secondary school children, of which 21 to 22 would be primary school aged, 
and 6 to 9 would be secondary school age Research indicates there is likely 
to be sufficient capacity within the seven primary schools located within 1km 
of the Site and within Secondary schools in LBW to accommodate these 
children. There are five GP surgeries within 1km of the Site, containing a total 
of 24 GPs between them. The population in the Development would generate 
additional need for primary healthcare. It is estimated the population would 
generate the need for 0.6 of a GP. There would be increased levels of 
spending in the local area through the introduction of new residential and 
employment populations within the Development. It is anticipated that £0.6 
million per year would be generated from new employees and £8.2m per year 
from household spending and shopping as a result of the Development. The 
Development would also provide new high quality public space to the area 
including a river walk, which would benefit the local community. A total of 
800sqm of playspace would be provided within the Development for children.  
 
10. Archaeology  
An archaeological assessment has been undertaken, which involved the study 
of archive records and historical maps, and previous investigation works, in 
order to identify the archaeological potential of the Site. Research and 
previous investigations on the western part of the Site indicates there is some 
potential for the presence of Prehistoric, Roman, medieval and post-medieval 
remains below ground, although any deposits are likely to have been 
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disturbed by previous construction activities. The Prehistoric remains relate to 
flint tool manufacture and remains found on Site include a Bronze Age 
dagger, spear and numerous flints. The potential Roman deposits include 
coins and fragments of pottery. The medieval deposits relate to a mill thought 
to have occupied the Site. Post-medieval deposits relate specifically to the inn 
and brewery which have occupied the Site since the 16th century. The effects 
of the Development on archaeology would be limited to those during the 
demolition and construction works, essentially from excavation associated 
with the construction of the basement and foundations. The desk assessment 
has not indicated any likelihood of archaeological remains of more than local 
or regional importance. The effects would be mitigated by the implementation 
of an archaeological mitigation strategy, which would involve archaeological 
trenching evaluation. Trenches would be excavated following demolition of the 
existing buildings. This would ensure that any archaeological remains 
identified on the Site are not destroyed without being recorded in accordance 
with the guidance contained in the National Planning Policy Framework. It is 
not anticipated that there would be any significant effects from the 
Development.  
 
11. Transportation and Access  
A detailed assessment of the effects of the Development on the local 
highways, public transport and pedestrians and cyclists was undertaken.  
 
The Site is highly accessible by public transport. Wandsworth Town Centre is 
one of the major bus interchange points in south-west London with 11 bus 
routes plus three night routes available. The closest rail station to the Site is 
Wandsworth Town, approximately 500m north-east from the Development. 
This station provides National Rail services towards London Waterloo and 
Clapham Junction together with services out of London. The closest London 
Underground station is East Putney station, which is approximately 900m to 
the west and provides access to the District Line. For pedestrians, being 
located near Wandsworth Town Centre, the Site is within easy walking 
distance to a large number of local facilities and amenities. A large number of 
destinations across Wandsworth and adjoining Boroughs can be conveniently 
reached by cycle including Barnes, Battersea, Clapham and Wimbledon. The 
cycle network is somewhat fragmented into small lengths, which reduces its 
value and as a result does not necessarily encourage many people to cycle in 
Wandsworth Borough. 
  
The existing highway network surrounding the Site experiences high 
congestion levels during peak weekday and Saturday periods. During the 
construction works, which are anticipated to span approximately 6.5 years, the 
Development is anticipated to result in an increase of heavy goods vehicle 
(HGV) movements of less that 8% on all routes. Construction of the proposed 
Development would therefore have no significant effect in terms of highway 
capacity on the surrounding road network. A construction logistics plan would 
be implemented to manage the traffic effects of the construction works. 
Construction workers would primarily be travelling outside the main morning 
and evening peak hours and therefore would have a negligible effect on public 
transport capacity.  
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Once the proposals are complete it is considered that the existing public 
transport network has sufficient capacity to cope with the additional demand 
for public transport generated by the Development. The Development would 
generate an additional 108 trips from Wandsworth Town railway station 
towards central London. However, according to South West Trains the station 
is operating within capacity. The Development would generate an additional 
121 trips in the AM peak, reducing spare capacity by a negligible 0.25%. The 
Development would increase bus usage by no more than 3 passengers per 
bus during the peak travel times. The existing bus services have sufficient 
spare capacity to cater for the demand from the Development.  
 
The Development would have a minor negative effect locally on Ram Street 
north of the Site with the new vehicular accesses increasing local traffic flows. 
However, generally the average increase in traffic flows across the wider 
highway network is insignificant and would be within daily traffic flow variation. 
The highly accessible location of the Site would ensure that pedestrians and 
cyclists would benefit as a result of the completed Development. Significant 
benefits to pedestrians would result from the provision of attractive open 
spaces, new well-maintained routes through the Site and better connections 
with the surrounding area. The Development would generate additional cycle 
movements that would have a negligible effect on the existing cycle network.  
 
12. Noise and Vibration  
The noise and vibration effects of the Development have been established in 
accordance with published guidelines and this included a comprehensive 
baseline monitoring survey of the Site. The noise survey was undertaken in 
October 2010. This indicated that existing noise levels at the Site are 
principally influenced by road traffic on the roads in the immediate 
surroundings. Demolition and construction activities would inevitably give rise 
to some noise and vibration effects in respect of those people living and 
working closest to the Site. It has been predicted that the residents of the 
dwellings on Barchard Street and Wandsworth Plain, which are situated close 
to the Site boundary would be affected by noise. Surrounding residents on 
Wandsworth Plain may also experience temporary vibration effects during 
piling. In addition, future residents of earlier phases of the Development would 
be affected by noise and vibration once earlier phases are completed, whilst 
later phases are constructed. However, during the demolition and construction 
works a number of steps would be taken to minimise the amount of noise and 
vibration arising from the Site. These would include careful selection of 
modern and quiet plant and machinery and working to specified noise and 
vibration action levels and working hours. Noise and vibration levels would be 
checked through monitoring. All such mitigation would form part of the 
Environmental Management Plan and would lead to only temporary minor 
adverse effects during the demolition and construction works. On completion 
of the Development, the additional traffic generated would be unlikely to give 
rise to a perceivable increase in noise levels in and around the Site. Parking 
would be at basement level and therefore screened from surrounding 
residents. The proposals to include the main plant rooms within the basement 
and providing appropriate screening of plant would ensure effects to residents 
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at the Site and surrounding area would be negligible. Appropriate glazing and 
ventilation would ensure good internal noise levels to the residential units. The 
external areas would predominantly be set back from the roads and be 
screened therefore ensuring reasonable noise conditions. The proposed 
balconies on the Tower (Building 5) would be partially glazed to minimise 
effects of traffic noise from Armoury Way. It is not anticipated that there would 
be any significant noise effects from the Development.  
 
13. Air Quality (including additional information submitted June 2013) 
LBW declared the entire Borough an Air Quality Management Area (being an 
area identified by a Local Authority as being under the threat of exceeding 
national air quality standards) in 2005 due to existing and predicted future 
levels of air pollutants. An assessment of the effects of the Development on 
local air quality arising from the construction and operational phases has been 
undertaken. The assessment uses the traffic data provided by the transport 
consultants and a computer model. The modelling includes an assessment of 
the existing situation as well as the changes with the Development in place. 
The construction effects of the Development would be related to dust and 
exhaust emissions from construction plant and vehicles. The effects of the 
completed Development would result from changes in traffic levels and 
emissions from heating and ventilation systems. During the demolition and 
construction works, best practice measures would be implemented to 
minimise dust arising from the Site. These measures are routinely applied for 
construction sites in sensitive locations and would form part of the site-specific 
Environmental Management Plan. These measures would include ‘damping 
down’ surfaces and the erection of hoarding around the construction site. 
However, even with these measures in place it is difficult to completely 
eliminate dust. Consequently, the overall effect of dust upon nearby receptors 
is considered to be at worst minor and would be temporary. A detailed 
modelling study was undertaken to consider emissions from both the heating 
plan and traffic emissions. The assessments considered 24 locations 
including receptors along Wandsworth High Street, Armoury Way, Church 
Row, Barchard Street, Fairfield Street, Sudbury House and Buckhold Road as 
well as the proposed Development. The assessment predicted increases in 
some pollutants at all of these locations. However, a number of measures 
would be implemented through the Travel Plan for the Development to reduce 
the reliance on the private car and encourage residents and visitors to travel 
in a more sustainable manner and therefore reduce air quality effects. 
 
14. Ground Conditions  
An assessment of ground conditions and contamination has been undertaken 
in order to establish the likely risks associated with the redevelopment of the 
Site on construction workers, future occupants of the Development, soil and 
groundwater. The assessment has used a range of information sources 
including a review of historical maps, geological maps, information provided 
by the Environment Agency and other information including two site 
investigations conducted in April 2006 and August 2007 which involved soil 
sampling and chemical testing. Available information indicates that the 
brewery has been present on the Site since the early 16th century and the 
part of the Site surrounding the Brewery was originally occupied by residential 
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properties and a reformatory until being incorporated within the expanding the 
brewery in the 19th century. The part of the Site to the west of the River 
Wandle is currently used as a television studio and light industrial workshop. 
In the 19th century houses were present adjacent to Wandsworth Plain, with a 
flour mill known as Middle Mill located adjacent to the River Wandle. In the 
early 20th century a laundry was present. Following the Second World War, 
the Studios part of the Site was used as a timber yard, until the 1970’s when 
the existing uses were constructed. The geology beneath the Site comprises 
made ground underlain by sand, gravel and clay with a layer of chalk being 
found at depth. As expected with the previous on-site land uses, the site 
investigation identified areas of contamination. Demolition and construction 
works would be subject to a range of health and safety controls required 
under current legislation. These would prevent construction workers coming 
into direct contact with any potential contamination in the soil. Such controls 
would form part of the site-specific Environmental Management Plan which 
would also include protective and preventative measures to ensure that 
contamination risks to underlying soils and groundwater would be minimised. 
Such measures would include using sensitive methods of construction for the 
foundations to ensure that contaminants do not enter the groundwater and 
measures to reduce the spillage of vehicle fuel or construction chemicals. 
Further site investigation works would be undertaken in conjunction with Site 
works. Construction of the basement and foundations would result in around 
120,000m3 of excavated material. Opportunities for using the uncontaminated 
soils off-site would be explored, such as reuse on other construction sites. 
Alternatively, excavated materials would be disposed of in line with the 
relevant legislation. On completion of the Development, the risk posed by 
contamination to future Site occupants and soil and groundwater would be 
negligible. This is largely due to the removal of soil associated with the 
construction of the basement. This in turn would have a beneficial effect on 
the soil and groundwater quality as potential contaminants and the associated 
risk of pollution would be removed. In addition, the significant areas of 
hardstanding would serve to act as a physical barrier between the potential 
contamination source (the soil) and future receptors (future Site occupants).  
 
15. Water Resources and Flood Risk  
The effects of the Development upon water resources and drainage have 
been informed by a review of various information sources including those 
made available by the Environment Agency and Thames Water. A Flood Risk 
Assessment has also been prepared to accompany the planning application. 
The River Wandle flows as an open river through the Site and discharges into 
the River Thames, which is located approximately 500m to the north of the 
Site. The Site is protected from tidal flooding by the River Thames and River 
Wandle flood defences to the Environment Agency’s extreme flood event 
standard. Therefore there is currently little risk of the flood defences being 
overtopped or breached in the vicinity of the Site. However, the Site is at risk 
of flooding from the River Wandle, when it overtops the banks upstream. In 
addition, the Site is at risk of flooding in the event of sewers flooding, which 
occurred at the Site in 2007. During construction, ground water may seep into 
the basement excavation. This is frequently encountered on construction sites 
and would be pumped out, known as dewatering. This may have a localised 
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effect on groundwater levels. The Development includes the realignment of 
the River Wandle including construction of new river walls. The statutory flood 
defences would be maintained during construction, to ensure the risk of 
flooding would not be worsened. During construction, a flood response plan 
would be implemented to ensure the safe evacuation of the Site in the event 
of a flood and to protect construction workers. Modelling work undertaken as 
part of the Flood Risk Assessment confirms that the proposed realignment of 
the River Wandle and the proposed footbridges over the River would not have 
a significant effect on the flow or capacity of the River Wandle. Once 
completed, the Development would reduce flood risk at the Site and 
surrounding area, through new drains which would transfer water back into 
the River Wandle. A risk of flooding would remain in extreme events and 
therefore there would be some disruption in the event of a flood. However, all 
residential units are located at first floor level or above and would not be at 
risk of flooding.  The Development would include flood barriers to prevent 
flooding of the basement, and associated risk from deep water. Effective 
implementation of a Flood Response Plan including evacuation routes would 
protect public safety. The Development would provide soft landscaping at first 
and roof level and creation of brown roofs and a rainwater harvesting tank. 
Furthermore, the Development would discharge all runoff to the River Wandle, 
reducing runoff to surrounding sewers and therefore reducing the flood risk 
from sewer flooding. The basement would be constructed using standard 
sealed construction techniques to prevent groundwater flooding. The 
basement would not be expected to cause ground water flooding off site.  
 
Flood Risk Assessment Addendum: 
Since the submission of the Ram Brewery planning application in December 
2012, discussions between the applicant and LBW have resulted in some 
minor revisions to the development proposals. The impact of these changes 
on flood risk to the development and elsewhere has been reassessed through 
hydraulic modelling. 
 
In addition, the interceptor drains that were proposed to be set beneath the 
footway of Wandsworth High Street carry uncertainties associated with the 
feasibility of potential utility service diversions. The revised proposals remove 
the requirement for excavations within the public highway and involve a 2m x 
0.25m slot in the River Wandle tidal defence walls that would allow for the 
flood water to discharge back into the river channel. 
 
The hydraulic modelling indicates that refinements to the existing ground 
model, the minor changes to the built development and the revised interceptor 
drain proposals result in a reduction in flood depths of up to 90mm on the 
Brewery part of the Site and a corresponding increase of up to 110mm on the 
Studios part of the Site when compared to the previous set of modelling 
results. However the modelling still demonstrates that the development 
proposals would provide a similar flood risk benefit to the surrounding 
Wandsworth area. 
 
As requested by the Environment Agency, the TE2100 policies have been 
taken into consideration and an additional model run has been undertaken 
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with the tidal defences raised to a level of 6.35m AOD for the 1 in 100 year 
climate change scenario. A comparison of the model results with the raised 
defences has then been undertaken to determine the impact of the proposed 
development on the Site. The results indicate that the development proposals 
would generally provide a flood risk benefit to the area even if the tidal flood 
defences were to be raised in the future. 
 
This addendum report has also addressed the various flood risk and 
modelling related queries that have been raised by the EA as a result of their 
review of the previously submitted FRA and HMR and associated model files. 
It is envisaged that the information provided will be sufficient to address these 
concerns. 
 
16. Ecology  
An assessment was undertaken of the ecological effects of the Development. 
An Extended Phase 1 Habitat Survey, bat survey and black redstart were 
undertaken. The Site primarily comprises buildings and hardstanding which 
provide negligible ecological value. The Site does however contain a number 
of trees, shrubs and amenity planting. The River Wandle passes through the 
Site and is a non-statutory ecological site which is identified as being of local 
importance (designated as a Site of Borough Importance). Due to the 
construction of the brick and concrete banks within the reach of the River 
Wandle that flows through the Site, there is no significant marginal or aquatic 
vegetation. Surveys for Black Redstart, a protected bird species, were 
undertaken during the bird breeding season in 2007 and 2010 and these 
confirmed that no Black Redstarts were present at the Site. The Site is also 
considered to be of only local value to breeding birds. Surveys for bats were 
undertaken in 2007, 2010 and 2012. These indicated that no roosts were 
present. A very small number of the soprano pipistrelle bats were recorded 
during the surveys along the River Wandle or foraging around the Site. The 
amount of bat activity was considered to be low. Temporary effects on 
ecology as a result of construction include some loss of low value habitats 
including trees, shrubs, amenity grassland and scattered scrub. Provided this 
is removed outside the bird nesting season this would not result in any 
significant effects on birds. Lighting would be controlled during construction to 
reduce disturbance on bats. An EMP would be implemented to minimise the 
risk of pollution, and ensure no long-term effects to the River Wandle or River 
Thames. The completed proposals include creation of inter-tidal habitat by 
cutting back sections of river wall to create terraces to be planted with 
appropriate species. This would improve habitats for species such as fish and 
other river life, together with birds and bats. The landscaping along the river 
would be designed to enhance and protect new habitat including lighting 
design to reduce light spill onto the river corridor and implementation of new 
planting to provide screening. In addition to the proposals to enhance the 
River Wandle, the Development would include brown roofs, bird and bat 
boxes that would provide new habitat for plants, insects and birds, including 
black redstart. Other “roof gardens” and landscape planting, including trees 
and shrubs are also proposed, considered a beneficial effect. Providing 
lighting is designed sensitively, the Development would have a beneficial 
effect on birds, bats and fish. 
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17. Wind  
The effects of the Development on wind conditions have been assessed in 
relation to the comfort and safety of pedestrians within and around the 
Development. The assessment used an accurate scale model of the 
Development which was subjected to the simulated prevailing wind and 
weather conditions for the Site within a wind tunnel. The existing wind 
conditions around the Site are relatively calm, being in general suitable for 
pedestrian standing and entrance use or better during the windiest season. 
The prevailing wind direction is south westerly. The assessment revealed that 
the conditions at ground level within the Development would be suitable for 
the desired pedestrian activities for most of the Site. One entrance to Building 
4, and one entrance to Building 6 would be windier than desired. As such, the 
entrances would be recessed or screened to provide a suitable buffer zone 
maintaining a comfortable environment for pedestrians. At ground level, sitting 
conditions are desired along the River Wandle to allow restaurants to provide 
outdoor seating. During summer months the majority of these seating areas 
would be suitable. However, an area adjacent to Building 3 and Building 6 
would be windier than desired. Localised screening, would be used to provide 
conditions suitable for their desired use during summer months. The wind 
microclimate results for the private amenity spaces at first and third floor 
levels indicate they would be suitable for sitting use in the summertime, and 
therefore suitable for their desired use, at the majority of locations. 
Landscaping would enhance the wind conditions here and through all roof 
terraces.  
 
18. Daylight, Sunlight, Overshadowing and Solar Glare  
Changes in the mass, layout and height of buildings on the Site could result in 
changes in the quality and duration of daylight and sunlight experienced by 
people in buildings surrounding the Site. In addition, new buildings could 
cause overshadowing of surrounding open space and solar glare. An 
assessment has been made of the likely effect of the Development on the 
daylight, sunlight and overshadowing on neighbouring residential buildings 
and amenity spaces and also for new residential units and amenity spaces 
proposed within the Development. The existing buildings are predominantly 
low rise and the effect resulting from demolition would be local and temporary 
beneficial. Effects on available daylight and sunlight are based on 
comparisons between existing conditions and the future development.  
 
Overall, 84% of the residential rooms surrounding the Site would meet the 
BRE Guidelines. However, there would be some loss of daylight to 14 
Armoury Way (The Armoury PH), 20-22 Wandsworth Plain and 16-20 
Armoury Way. In relation to sunlight, 92% of the residential windows around 
the Site would meet the Guidelines. Furthermore, the windows that fail to 
meet the Guidelines have existing levels of sunlight beneath the 
recommended levels. As a result of the Development there would be a loss of 
sunlight to 1-24 Shoreham Close, 20-22 Wandsworth Plain, and 14 Armoury 
Way (The Armoury PH).  
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The Development has been sympathetically designed to provide daylight and 
sunlight levels to future residents, which are as high as possible. The results 
of the internal daylight assessment showed that 89% of the habitable rooms 
(such as bedrooms, living rooms and kitchens) would have internal daylight 
results that meet the BRE Guidelines. Overall it is concluded that the internal 
daylight results are acceptable. All rooms orientated within 90° of due south 
within the Development have been tested. The assessment has shown that 
70% of the tested living rooms comply with the BRE Guidelines and would 
have good levels of annual and winter sunlight. In dense urban areas such as 
this, some values beneath the guidelines in relation to sunlight is likely to be 
inevitable, but remains acceptable, particularly at higher floors. 
 
Built development can also affect the level of overshadowing on amenity 
areas, such as gardens or open space. The assessment shows negligible 
effects to the gardens of All Saints Church and the residential gardens to 
Barchard Street. However, with the Development in place the garden at the 
rear of The Armoury PH would not meet the BRE Guidelines.  
 
The Development would provide good levels of sunlight to the proposed public 
realm. The Guidelines suggests that over 50% of an amenity space should 
receive over two hours of sun on the 21st March. Over 57.5% of the ground 
level public realm would receive more than 2 hours sun and therefore have 
good levels of sunlight. All amenity spaces within the proposed development 
satisfy the BRE Guidelines, with over 50% of their area achieving over two 
hours of sun on the 21st March.  
 
The instances of sun reflection would be commensurate to driver’s 
expectations and therefore considered acceptable.  
 
19. Telecommunications (updated June 2013)  
Large obstacles, such as buildings, can interfere with telecommunication 
signals and reception of these signals. The effects of the Development upon 
satellite and broadcast radio, satellite and terrestrial (analogue and digital) 
television and mobile phone signals; television cable services; and microwave 
links have been determined by a desk-based study. The use of tall tower 
cranes on Site during demolition and construction may affect broadcast 
television and satellite reception. However, the effects would be temporary 
and intermittent as the cranes move across the Site. On completion of the 
Development, the proposed residential Tower would have the potential to 
obstruct and impede broadcast television signals northwest of the Site. 
However, should further reduction in reception be experienced by users north 
of the Site, the effect could be easily mitigated through a number of measures 
including the upgrading of reception equipment; realignment or relocation of 
aerials to areas of better reception; or switching television services. The desk-
based study concluded that broadcast radio signals would not be affected by 
the Development because users can access radio signals from more than one 
transmitter thereby maintaining their service. Furthermore, no significant 
effects are predicted to satellite TV. The Development is unlikely to affect 
mobile phone reception. Due to the high intensity of mobile phone transmitters 
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in the area, phones would be able to switch to an alternate transmitter with a 
stronger signal when required, thereby maintaining the service to the user.  
 
20. Townscape, Visual and Built Heritage Assessment  
An assessment has been undertaken to determine the effects of the 
Development on townscape, built heritage and a number of important views. 
The study identified a number of cultural heritage and landscape assets, and 
townscape views which required assessment. This includes a number of listed 
buildings, four conservation areas, a registered historic park and locally listed 
buildings, all within 1km of the Site. Important landscape assets include the 
River Thames and its paths and nearby public parks.  
 
Construction activities can be a source of significant visual intrusion, albeit 
over a temporary timescale. However, good site management and 
housekeeping via the implementation of an EMP would ensure that any 
adverse effects would be minimised. The greatest effects are anticipated to 
occur at locations closest to the Site. Temporary adverse effects would occur 
to the setting of listed buildings and the Wandsworth Town Conservation 
Area.  
 
The assessment considered the following key issues: Effects on the special 
interest and setting of the (Grade II*) listed Ram Brewery Complex, the Grade 
II listed Brewer ’s House and Stables; Effects on the character, appearance 
and setting of the Wandsworth Town Conservation Area; Indirect effects on 
the setting of a number of other designated heritage assets, notably the Grade 
II* listed Nos. 1-6 Church Row and All Saints Church; and Visual effects from 
key local views. The views to be considered in the assessment were agreed 
with Wandsworth Borough Council and English Heritage. A total of 38 views 
were identified. These views allow the visual effects of the Development from 
identified locations including bridges crossing the Thames, higher land 
surrounding Wandsworth Town Centre as well as views from key open spaces 
including Wandsworth Common, Wandsworth Park and King George’s Park to 
be assessed. The identified views were photographed and computer 
generated images of the proposed Development superimposed over these 
photographs, referred to as visualisations. These visualisations were used as 
a basis of the assessment and allow the effects of the Development on the 
heritage, townscape and visual receptors to be determined.  
 
The assessment identified that the effect of the Development on the identified 
heritage, townscape and visual receptors would be adverse on five of the 
views and beneficial (minor or moderate) in 19 of the 38 viewpoints. The 
proposed development was considered to have a neutral/negligible impact on 
heritage, townscape and visual receptors from the remaining viewpoints.  
 
The overall effect of the Proposed Development on the heritage, townscape 
and visual receptors is considered to be beneficial. The Proposed 
Development is considered to enhance the character and appearance of the 
Wandsworth Town Conservation Area and the proposed works to the Grade 
II* listed Brewery complex to enable its reuse is considered a substantial 
beneficial effect. At the district level, the tower (Building 5) would be visible in 
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many local and distant views; and, the tower will provide a visually distinctive 
and interesting landmark feature. 
 
Heritage, Townscape and Visual Assessment- views as initially submitted: 
The views to be considered in the assessment were agreed with Wandsworth 
Borough Council and English Heritage. A total of 27 views where identified, 
including views included within Wandsworth Council’s planning policy. These 
views allow the visual effects of the Development from bridges crossing the 
Thames, higher land surrounding Wandsworth Town Centre as well as views 
from key open spaces including Wandsworth Common, Wandsworth Park and 
King George’s Park to be assessed. The identified views were photographed 
and computer generated images of the proposed Development superimposed 
over these photographs, referred to as visualisations. These visualisations 
were used as a basis of the assessment and allow the effects from the 
Development on the views and the settings of the cultural heritage and 
landscape/townscape assets determined.  
 
The proposed works to the Grade II* listed Brewery complex to enable its 
reuse is considered a substantial beneficial effect. The assessment identified 
that the effect of the Development on heritage assets and landscape 
receptors would be at worst minor adverse (on All Saints Church and Church 
Row) and in most instances beneficial.  
 
It is considered to enhance the character and appearance of the Wandsworth 
Town Conservation Area.  
The Tower (Building 5) would be visible in many local and distant views. 
However, is considered to provide a visually distinctive and interesting 
landmark feature. Minor adverse visual effects would however occur in two of 
the viewpoints, namely the local view from Tonsley Place and the view of 
Church Row and All Saints Church from Wandsworth High Street. These are 
where the development contrasts with the existing scale of the townscape. 
The Development would have negligible or beneficial effects on the remaining 
viewpoints. 
 
Heritage, Townscape and Visual Assessment- Addendum: The 18 viewpoints 
assessed within this addendum, together with the 20 extant viewpoints 
assessed within the HTVIA Main Document (November, 2012) form a robust 
assessment of the proposed development. 
 
The improvement to the visual amenity of the town centre by the proposed 
development would be beneficial (minor or moderate) in 13 of the 18 
viewpoints within this assessment. 
 
The proposed development is considered to have an adverse impact on one 
viewpoint, view 23 ‘Wentworth House: east pavement’. This view experiences 
some of the greatest impacts generated by the proposed tower and is part of 
the setting of a grade II listed building. However, that major scale of effect is 
on a degraded townscape, and from this point the tower will be appreciated in 
all its drama. 
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The proposed development was considered to have a neutral/negligible 
impact on heritage, townscape and visual receptors from the remaining 
viewpoints. 
 
Views 31, 32, 37 and 38 were selected to interrogate the likely impact of the 
proposed development on two of the most significant historic buildings in the 
town centre, the Parish Church of All Saints’ on the High Street and the 
adjacent Nos. 1-6 Church Row on Wandsworth Plain. It is considered that the 
design relationship between the revised proposed development and the 
heritage assets is acceptable. 
 
Holistically, the findings of the assessment conclude that the revised 
Proposed Development would not lead to any materially different effect from 
the Proposed Development detailed within the applications submitted on 9th 
November 2012.The proposals would have a substantial beneficial impact on 
the townscape. The proposed development would transform the townscape of 
the town centre, turning a redundant industrial site into a new mixed-use 
quarter with over 600 residential units and over 9,000 square metres of retail 
floorspace. It would provide substantial public realm improvements including 
the enhancement of the River Wandle and the provision of new riverside 
walkways, as well as retaining a smallscale brewery on the site and a 
museum that would celebrate the site’s 430 year association with brewing. 
Finally, the application proposals would repair, restore and convert to long-
term uses the historic buildings on the site, thereby securing their future. 
 
Heritage, Townscape and Visual Assessment Supplementary Information- 
Appendix 1 (Accurate Visual Representation Methodology): Images taken with 
24mm or 35mm lenses. A 40mm to 58mm lens would generally be referred to 
as normal or standard. Where the wider context of the view must be 
considered and in making the assessment a viewer would naturally make use 
of peripheral vision in order to understand the whole. A print has a fixed extent 
which constrains the angle of view available to the viewer and hence it is 
logical to use a wide angle lens in these situations in order to include 
additional context in the print. The images have been prepared as Accurate 
Visual Representations in accordance with the London View Management 
Framework: Revised Supplementary Planning Guidance (May 2010). 
Wirelines and fully rendered images are used. The optical axis, horizontally 
and vertically, are shown with the ten degree increments around the edges of 
the image showing the field of view, which allows cropping of the image to 
simulate a narrower field of view. 
 
21. Cumulative Effects  
Two types of cumulative effects have been considered in relation to the 
proposed Development: The interaction of individual effects of the 
Development, for example, noise, dust and visual intrusion during 
construction; and the effects resulting of the Development in combination with 
other relevant schemes in the surrounding area.  
 
There are a number of planned developments in the vicinity of the Site. Much 
of this development is large scale, and therefore may have the potential to 
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give rise to significant effects. The ES considered the cumulative effects of the 
proposals for the following: Sainsbury's Store 45 Garratt Lane (under 
Construction); Cockpen House, Buckhold Road (Under Construction); 
Southside Shopping Centre SW18 ATP – two schemes; Wandsworth 
Business Village and TA centre (Under Construction); Wandsworth Riverside 
Quarter, Point Pleasant, (Phase 3); Battersea Reach Gargoyle Wharf, York 
Road; Battersea Power Station Kirtling Street SW18; 127-129 Wandsworth 
High Street, SW18 4AJ; Former Domus Tiles Site, Parkgate Road and Elcho 
Street; 8-40 Chatfield Road; 208-241 York Road and Chatfield Road; Units 1-
20 Enterprise Way; Eltringham Street Depot; and 102 - 104 Wandsworth High 
Street SW18.  
 
In addition, consideration has been given to the emerging TfL Highway Works 
for removal of the wandsworth gyratory and the Thames Tunnel. There is the 
potential for some temporary effect interactions to take place during the 
demolition and construction works. The majority of interactions would arise 
from a combination of transport-related effects. For example, increase 
numbers of Heavy Goods Vehicles on the roads, noise and vibration from 
plant and vehicles, dust generated by construction works and temporary 
visual effects for plant and equipment. The Environmental Management Plan 
would provide the mechanism by which the temporary demolition and 
construction effects on surrounding receptors would be minimised.  
 
The scale of the cumulative effects with the above development schemes 
would depend on whether construction periods overlapped, which is not 
known with any certainty. It is reasonable to assume Environmental 
Management Plans or similar, which accord with local policy standards, would 
be implemented at other construction sites. The site-specific Environmental 
Management Plans and Site Waste Management Plans would therefore 
reduce these combined effects as far as practically possible.  
Overall, beneficial cumulative effects would arise in terms of the creation of 
more jobs, contributions to the local economy, and the provision of housing. 
There would also be beneficial effects on pedestrian and cycle movements 
and public amenity space.  
 
In relation to public transport, the Cumulative Schemes and the Development 
are predicted to have negligible effects on public transport.  
 
The cumulative effect on highways is considered to be minor adverse. TfL’s 
long term aspirations to reconfigure the highway network would reduce this 
effect. At worse, the Development would have minor adverse effects to air 
quality and noise or vibration effects from traffic generated by the completed 
Development together with the Cumulative Schemes.  
 
There would be a number of changes to the local townscape character and 
visual quality. Overall, given the distances between the Site and the 
Cumulative Schemes, for the majority of the views assessed there would be 
no cumulative effects. The effects of the Proposed Development and 
Consented Schemes on cultural heritage and landscape receptors are at 
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worst minor adverse and in most instances, effects range from minor to 
moderate beneficial. 
 
Environmental Statement Addendum: Main Text: It is concluded that the 
changes to the Development do not alter the likely residual effects and 
conclusions presented in the 2012 ES. The one exception to this is in relation 
to air quality where negligible to minor adverse effects (as opposed to 
negligible to moderate adverse effects as concluded in the 2012 ES) are 
concluded in relation to the assessment of effects on air quality at existing 
sensitive receptors surrounding the Site due to the correction of the assessed 
CHP stack height. 
 
Environmental Impact Assessment - Statement of Conformity 
 
The Reserved Matters Application is fully in accordance with the landscaping 
principles set out in the Outline Planning Application and as described in 
Chapter 5: Description of Development of the November 2012 ES. This review 
has identified that the Reserved Matter Application would result in no change 
to the conclusions identified in the November 2012 ES. Consequently, it is our 
view that the November 2012 ES remains valid for the purposes of the EIA 
Regulations and that no further EIA is required to quantify the likely 
environmental effects of Brewery Phase Reserved Matters Application. 
 
The proposed seating area set out in the the Reserved Matters Application for 
the River Wandle Phase gives rise to a small change to the residual effects on 
wind. However, the overall wind conditions on the Site would remain 
acceptable. For all other assessments the Reserved Matter Application would 
result in no change and the conclusions identified in the November 2012 ES 
are therefore valid. Consequently, it is our view that the November 2012 ES 
remains valid for the purposes of the EIA Regulations and that no further EIA 
is required to quantify the likely environmental effects of River Phase 
Reserved Matters Application. 
 
The Reserved Matters Application for landscaping on the Stables Phase is 
fully in accordance with the landscaping principles set out in the Outline 
Planning Application and as described in Chapter 5: Description of 
Development of the November 2012 ES. This review has identified that the 
Reserved Matter Application would result in no change to the conclusions 
identified in the November 2012 ES. Consequently, it is our view that the 
November 2012 ES remains valid for the purposes of the EIA Regulations and 
that no further EIA is required to quantify the likely environmental effects of 
Brewery Phase Reserved Matters Application. 
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Item No 
Site Address: 

2 
Downshire House Roehampton Lane SW15   
 

Application 
Numbers: 

A) 2013/1857    
B) 2013/1916  

Date 
Registered: 

22/04/2013 

Ward: Roehampton Officer: Neil Shaw 
Application Type A) Application for Full Permission 

B) Application for Listed Building Consent 
Proposal: A) Erection of three buildings between three and five-storeys high, 

comprising 204 student bedrooms including wardens flat. Works to 
include restoration of the lower lawn and landscaping with removal of  
26 trees (including tree and hedge groups, 13 of which are covered by 
a preservation order) and planting of 19 trees. Formation and 
alterations to boundary treatment and pedestrian access from 
Roehampton Lane with alterations to car parking.   
 
B) Restoration of the lower lawn and alterations to garden wall to 
create stepped and ramped access.  

Recommendation 
Summary: 

A) Approve with conditions, CIL liable. 
B) Approve Listed Building Consent with conditions.  

 
SITE DETAILS:  Downshire House is a Grade II* listed building which was 
constructed around 1770 for the Marquess of Downshire, with alterations in 
1795 by R W Furze Brettingham for the second Marquess of Downshire. 
Between 1912 and 1920 Sir Stephen Hebert Gatty had extensive formal 
gardens laid out, taking in the site of the neighbouring house (The Cedars). 
Brick walls, stone balustrades and a summer house survive. The grounds 
occupy a 1.23ha site on the south-west side of Roehampton Lane, 
approximately 100m south of Clarence Lane. It is one of four campus sites 
that form the University of Roehampton and the building is currently used for 
university administration purposes. Historic buildings and structures included 
within the grounds of Downshire House are the Grade II listed gates and The 
Watchers sculpture (which is stored off site). The grounds are included in the 
Inventory of Historic Spaces compiled by the London Parks and Garden Trust.  
 
The site is bounded to the south and west by the Alton (West) Estate, built in 
the 1950s by the London County Council, with the five 11-storey Grade II* 
slab blocks of maisonettes to the north-west. Binley House is closest of these 
blocks to Downshire House. North of the site are the residential properties of 
two-storey Cedars Cottages (Locally Listed) and Cedars Court. Between 
Binley House and Cedars cottages is a development nearing completion 
comprising two residential blocks of three-storey and four-storeys high. This 
site used to form part of the curtilage to Downshire House. To the east, on the 
opposite side of Roehampton Lane is the Grade I Roehampton House, the 
grounds of which have been subject to recent residential development, with 
buildings up to five-storeys. South of Downshire House is the two-storey 
former South Thames College building now used for a range of uses including 
nursery, Citizens Advice Bereau and a familty support agency.    
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The site is located in the Alton Conservation Area and within an 
Archaeological Priority Area. A number of the trees on site are covered by 
Tree Preservation Order TPO:102/1987. The land falls from Roehampton 
Lane on the east edge of the site to the western boundary. The Public 
Transport Accessibility Level is 3, being moderate.  
 
 
CONSTRAINTS:   
 
Grade II* (Downshire House) 
Grade II (The Watchers) 
Grade II (Gates) 
Combination TPO 
Alton Conservation Area 
Archaeological Priority Areas 
 

RELATED PLANNING APPLICATIONS:   

Various works to trees:-   
1951: p.p. Use of Downshire House for a limited period until 01/12/1954 as 
business offices & staff canteen. 
1959: Redevelopment proposals and change of use from housing purposes to 
educational purposes of Mount Clare and Downshire House for use as a 
training college with halls of residence for students to re-house Garnet 
College, a training college for technical teachers. 
1995: p.p. construction of new York stone pathway (in front of Downshire 
House). 
1999: Listed building consent for alterations to second floor partitions at 
Downshire House. 
2003: p.p. erection of temporary classroom block on southside of Downshire 
House. 
2013: EIA Not Required - Provision of an EIA Screening Opinion under 
Regulation 5 of the Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011 for 'Erection of three buildings between three 
and five-storeys high, comprising 210 student bedrooms. Works to include 
restoration of the lower lawn and landscaping with removal of 26 trees 
(including tree and hedge groups, 13 of which are covered by a preservation 
order) and planting of 19 trees. Formation and alterations to boundary 
treatment and pedestrian access from Roehampton Lane with alterations to 
car parking.' 
 
Land north of site fronting Clarence Lane:  
2009: p.p. redevelopment of disused tennis courts within grounds of 
Downshire House. Erection of three-storey block fronting Clarence Lane and 
four-storey block adjacent to Binley House to provide 20 flats (10 affordable) 
together with car parking, cycle parking and landscaping. 
 
APPLICATION DETAILS:  
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 A) Erection of three buildings between three and five-storeys high, comprising 
204 student bedrooms (Class C2 Use) including wardens flat. The buildings 
would be located in the south-east, north-east and north-west parts of the site.  
 
South-east building: Three-storeys plus plant and associated stores within 
basement. 39 bedrooms with ensuite, formed into six clusters/flats, each with 
a kitchen-dining-living room. The main entrance to the building would be 
within the north elevation with each of the flats accessed from a central stair 
and lift core. The building would measure, 39m long x 12.9m – 14 m wide x 
9.6m high at the front of the site increasing to 10.5m as the land slopes to the 
west. North and south elevations would have projecting bay windows. The 
east and west would have inverted 0.6m deep balconies to each level with 
metal railings.   
 
The building would be located 4.1m south of Downshire House and extend 7m 
beyond its front elevation and 19m beyond the rear building line.  
 
Amendment: Building has been reduced by 3.1m in length resulting in removal 
of six student bedrooms.  
 
North-east building:  Four-storey building with two-storey recessed wing to 
north and three-storey recessed wing to south. 62 bedrooms comprising a 2-
bedroom warden’s flat and ten 6-bedroom duplex cluster flats. Five of the 6-
bedroom flats are accessed directly from the ground floor. These each have 
the kitchen-dining-living room, a central hall and two bedrooms of the ground 
floor and four bedrooms on the first floor access via a stair and landing. Four 
of the duplex flats are accessed from the second floor via an external stair and 
open deck and have the same layout as those at ground. The last duplex is 
revered with accessed at second floor level with living areas and two 
bedrooms at this level with the four bedrooms below at first floor.   
 
The building would measure, 25.3m – 37.7m long x 15.4m – 20.7m wide 
including external stairs. The four-storey element would be 12.1m high, the 
three-storey wing 9.2m high and the two-storey wing 7m high. Full height 
glazed doors to east and west elevations at each level. Upper glazed doors 
fitted with safety railings.   
 
The building would be located with its nearest point 13.5m north of Downshire 
House. The four-storey element would be set back 4.25m – 6.7m to the 
Roehampton Lane front boundary and the recessed wings, 9.2m -11.7m from 
Roehampton Lane boundary. Two-storey wing 3m to boundary with Cedar 
Cottages.   
 
North-west building: Predominantly four-storey building increasing to five-
storeys as site levels fall westwards. 103 bedrooms arranged in a mix of 5, 7, 
8 and 9-bedroom cluster flats (13 in total), each with a kitchen-dining-living 
room. The entrance to the building would be via the east elevation. A 
communal launderette would be located in the lower ground floor.    
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The building would be T-shaped, maximum 43.5m long (north to south) x 
38.8m wide (east to west) x 12.1m high increasing to 15.1m as the site levels 
fall to the west. The lift overrun and stair atrium at the centre of the building 
would be 15.3m high. Full height glazed doors and windows to each elevation 
with inverted balconies to east and south enclosed by metal railings.  
 
Elevation treatment and materials: Each of the buildings would be of a pale 
brick, mortar to match, with acid etched pre-cast concrete bands including 
copings, lintels, sills, string courses, columns, balconies and cladding panels. 
A single brick type would be used for all buildings with the exception of the 
ground floor of the NE building which would be a rusticated appearance. 
Windows and doors would be powder coated aluminium and timber 
composite. Metal railings to balconies. Timber external entrance doors. 
External staircase to NE building formed of painted steel.  
 
Vehicle access and car parking: A vehicle entrance for deliveries, waste 
collection and access to the four disabled parking bays is provided on the 
existing crossover at the southern end of the site on Roehampton Lane.   
 
Cycle parking: space would be provided for the parking of 105 cycles.   
 
Pedestrian access: The site perimeter would be secured with a combination of 
new railings and garden walls. The University endeavours to permit public 
access though the grounds between 8am and dusk, after which access would 
be restricted to student residents only, controlled via security entrance gates.  
 
Landscaping: 26 trees are proposed for removal, 13 of which are covered by 
Tree Preservation Order TPO:102/1987. The following trees that fall under the 
TPO schedule are proposed for removal.  
 
Class A Trees Class B Trees Class C Trees 
14 Lime 
15 Lime 
17 Yew 

16 Yew 
18 Lime 
20 Lime 
21 Yew 
G1 Yew Hedge  
 

19 Lime 
23 Ornamental Cherry 
24 Norway Maple 
25 Lime 
G3 Yew Hedge 
 

 
21 Trees would be planted with 2 to the front of the south-east building, 7 to 
the front of the north-east building and 12 adjacent the west boundary. The 
planted trees would comprise Lime, June Berry and Oaks. Further details are 
within the Arboricultural and Landscaping reports summarised later. 
 
Amendment: 2 additional trees proposed for the area to the front of the south-
east building increasing number of trees to be planted from 19 to 21.   
 
B) Listed building consent application for the restoration of the lower lawn and 
alterations to garden wall to create stepped and ramped access. Two new 
concrete staircases would be inserted through existing retaining wall, 
each1.4m wide x 1.6m long. A new ramp providing level access to the lower 
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lawn would be installed to the southern end following removal of an area of 
low brick wall. Ramp 1.5m wide x 9.5m long. The ramp elevations would be 
constructed from brick removed from wall to allow stair access with metal 
railings and handrail installed above. Painted handrail attached to wall on 
inside of ramp.  
 
 
SUPPORTING DOCUMENTS SUBMITTED  
 
A number of reports were submitted in support of the new application. The 
reports are summarised under the relevant headings below. All findings, 
results and conclusions within these summaries are those of the given 
consultants. 
 
Planning Statement, April 2013: Provides a summary of the proposals and an 
assessment against adopted policy.  
 
Statement of Community Involvement, April 2013: The design development 
has taken place over a considerable period of time and in close consultation 
with the local planning authority, residents, local amenity groups, statutory 
consultees and interested parties. A public consultation event was held in 
February. The scheme has been amended in response to comments made.  
 
Design and Access Statement, April 2013: Provides a detailed appraisal of the 
proposed development including site assessment, design process, scale and 
appearance of proposals, access, sustainability and tall buildings review.   
 
Heritage Statement: The assessment focuses on the historic significance and 
the heritage values by which this may be defined. The historic significance of 
Downshire House derives from its illustrative and associative historic heritage 
value; its aesthetic design value; and to a lesser extent its evidential value. 
The former occupiers associated with the building are well-recorded and are 
not generally of note. The level of this significance is therefore low and not at 
risk.  
 
The illustrative and aesthetic value of the architecture is higher, acknowledged 
by the Grade II* listing. This illustrative value of the original building is reduced 
to some extent by changes which have replaced original fabric, but the historic 
form of the building is intact, and the changes are illustrative of how historic 
buildings gain character as a result of their adaptation. All of this significance 
will remain, and remain visible as a consequence of the development 
proposal. Public appreciation of this significance from Roehampton Lane will 
be enhanced by the landscape improvements.  
There is likely to be evidential value in any remains of an earlier building 
within or beneath Downshire House, and in the future differentiation of original 
and later fabric in the existing house. The current development proposal has 
no impact on such value. Future plans for the restoration and reuse of 
Downshire House will be an opportunity to reveal evidential value and restore 
and repair aesthetic value.  
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The relationship of Downshire House to its setting has illustrative and 
aesthetic value. The extensive view from the rear of the house towards 
Richmond Park is one of the primary reasons for its location. The significance 
of this view has been reduced by later development and maturing trees which 
have contained and truncated the historic view, but it remains important. The 
proposed development has been arranged on the site to protect this historic 
view.  
The redesign of the immediate surroundings of Downshire House, including 
the former site of Cedar House to the north has some illustrative, associative 
and aesthetic heritage value. This is less significant than the relationship to 
distant views as it is relatively recent and much of the garden has been lost. 
The proposed development has been designed to accommodate and restore 
the remaining garden features and will reinforce their significance. One new 
building extends onto the lawn on the south side of Downshire House. This 
will contain the space close to the house to greater extent than over the past 
century. There is historic evidence of earlier structures in this area.  
The historic significance of the Grade II sculpture The Watchers lies in its 
artistic and associative heritage value. These will be restored by its 
reintroduction to the site for which it was commissioned as part of the 
proposed development.  
The historic significance of Downshire House in the setting of the Alton West 
estate is derived from its illustrative and aesthetic heritage value as a feature 
within the 1950s designed landscape of the estate. The significance of this 
has been reduced by the maturing landscape which has concealed all but the 
closest public views of the house from the estate. The landscape design of the 
new development will restore this view to some extent. One of the buildings 
will interrupt the views of Downshire House for some residents of Binley 
House, the closest of the five main maisonette blocks of Alton West, but will 
also occupy a neglected and overgrown part of the former garden.  
 
Daylight and Sunlight Report, April 2013: South Thames College, Cedar 
Cottages, Binley House, Downshire House and building nearing completion 
between Cedars Cottages and Binley House assessed. Overall, taking into 
account the mitigating factors the existing site being underdeveloped, some 
surrounding buildings being located close to the common boundary, 
educational buildings given less weighting than that of a dwelling and that the 
BRE guidelines are not intended to be mandatory or applied in strict 
calculation terms, then consider that the surrounding buildings will not be 
adversely affected by the proposed development. For daylight, the proposed 
development fully accords with the BRE guidelines. For sunlight, the proposed 
development fully accords with the BRE guidelines. 
 
Transport Assessment and Outline Travel Plan, April 2013:  Details of 
personal injury accidents (PIAs) for the five year period until 31 October 2012 
have been obtained from TfL. In the vicinity of the site a total of seven PIAs 
were reported, none of which were fatalities. None of the incidents indicate 
inherent highway safety issues. 
 
The site can be accessed by the full range of sustainable transport modes, 
namely walking, cycling, bus and rail travel. Day to day the site is very well 
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situated close to the university campuses making walking the most likely 
mode of transport. 4 disabled parking spaces and 105 cycle parking spaces 
will be provided.  
 
A multi modal assessment was undertaken generated from surveys extracted 
from the TRAVL and TRICS databases. It demonstrated that in terms of 
person trip movements, the development is likely to result in 907 person trips 
on a typical weekday, representing a net increase of 519 two-way trips. The 
vast majority of these trips would occur on foot due the sites proximity to the 
other university campuses. Surveys of Southlands and Digby Stuart Colleges 
at the Roehampton Lane site found that there is spare capacity for parking 
within short walking distance of Downshire House should it be required by 
staff or visitors. This is controlled by permits.   
 
At the start and end of terms all vehicles could be accommodated within the 
site with a special surface provided to the lawn to allow cars to park.  The 
existing university Travel Plan will be revised to incorporate the Downshire 
House, prior to first occupation.  
 
Phase 1 Habitat Survey, October 2012: The main area of impact includes 
habitats such as; short semi-improved grassland, tall semi-improved 
grassland, garden beds, scattered mature trees, yew hedges and hard 
standing. The primary features of ecological value include the mature trees 
and Yew hedgerows. Some of the mature trees proposed for removal support 
features considered highly suitable for roosting bats and nesting birds. A low 
risk of impact to invertebrates, reptiles and amphibians was also identified. 
Further surveys for such species were considered unnecessary, though 
precautionary measures to minimise the residual risk of impact to these 
species are detailed. Invasive plant wall cotoneaster Cotoneaster horizontalis 
was observed. Recommendations to prevent the spread of this plant and 
infringement of the relevant legislation are provided. With the 
recommendations for further bat surveys, precautionary measures for birds, 
invertebrates, reptiles and amphibians, as well as recommendations for the 
control of the Schedule 9 invasive plant, it was considered that the proposed 
development could proceed with a minimal risk of impact to protected, BAP or 
rare species, habitats or to local nature conservation. No signs or evidence of 
badgers or hedgehogs were observed on the site or nearby.  
Suggestions to enhance the value of the site for local wildlife are include the 
addition of bat and bird boxes, log piles or rockeries for invertebrates, 
mammals and other wildlife. Planting should include native and wildlife 
attracting species.  
 
Bat Survey, May 2013: Bats were not observed emerging from or re-entering 
the trees proposed for removal. Low numbers of common pipistrelle 
Pipistrellus pipistrellus and soprano pipistrelle Pipistrellus pygmaeus bats 
were observed foraging and commuting over the site and in adjacent habitats. 
The majority of mature trees and foraging habitat on the site is proposed for 
retention and protection within the development. Therefore, it was considered 
unlikely, that bats are roosting on the site or that bats would be significantly 
impacted by the proposed development. No further bat surveys or mitigation 
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were considered necessary for legal compliance. However, to minimise any 
residual risk of impact, standard precautionary measures, as detailed in the 
report, should be followed.  
 
Energy Strategy Assessment, April 2013: The design approach seeks to 
adopt the London Plan Hierarchy of being lean, clean and green. Passive 
design of the building has been optimised to enable generous daylight 
(without glare and overheating), natural ventilation and a high efficiency 
thermal fabric. The thermal fabric parameters adopted will be substantially 
better than the limiting values set out in the Building Regulations. The design 
measures incorporates 100% low energy lighting within the student 
accommodation and communal spaces with intelligent daylight and occupancy 
regulated control where appropriate; efficient mechanical ventilation to WC 
and wet areas within the student rooms; and the inclusion of  an 80kWth 
Combined Heat and Power unit to work in combination with high efficiency 
condensing gas boilers located within the lower ground floor plant room of the 
South East building.  
 
With the Sustainability Measures and adoption of CHP this modelling 
demonstrates we are able to achieve a 46% reduction in CO2 emissions when 
compared to the 2010 Building regulations – a requirement of the London 
Plan for the years 2013-2016. 
 
BREEAM Pre-assessment, March 2013: The development is currently 
targeting a score of 73.87% which equates to an EXCELLENT rating. 
 
Surface Water Run Off, BREEAM POL 03: The historic nature of the site and 
landscaping has precluded the use of attenuation ponds and swales. The 
proposal is to install attenuation storage tanks with a controlled discharge to a 
main surface water sewer in Roehampton Lane to the east of the site. Due to 
the nature of levels across the site a 62cubic metre surface water attenuation 
tank will be provided to serve the North West and North East buildings and a 
separate 31cubic metre surface water tank to serve the South East building.  
 
Sustainability Statement, April 2013: A BREEAM 2011 pre-assessment has 
been undertaken by the design team and a rating of at least ‘Very Good’ is 
being achieved. The scheme will achieve a reduction of 46% in regulated 
energy compared with the Building Regulations Target Emission Rate. Low 
flush WCs and flow restrictors will be fitted to sanitary ware to reduce water 
consumption by 25%. Washing machines will be selected for reduced water 
consumption. Water metering will be included within the scheme (including to 
the laundry) with major leak detection to reduce wastage. Wherever possible 
timber products and building materials will be sourced from sustainable 
sources. Insulation materials will be specified that do not contribute to ozone 
depletion or global warming. A Sustainable Urban Drainage scheme is 
proposed to ensure the peak rate of run-off from the developed site is no 
greater than for the pre-developed site. Each Flat will be provided with 
recycling bins located in the flats shared kitchen dining space. Accessible flats 
/ bedrooms proposed for students with disabilities has been designed in 
accordance with Part M of the Building Regulations and BS 8300. The 
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landscape design proposals will enhance the existing ecology and biodiversity 
of the site. The majority of trips to and from the site will be on foot and car 
parking provision is limited. The illuminance levels of external lights are to be 
in accordance with appropriate standards and light pollution minimised.  
 
Air Quality Assessment, July 2013: This report has assessed the current air 
quality at the Application Site and the potential exposure of new sensitive 
receptors to existing sources of air pollution. The main pollution sources in the 
area are vehicles travelling on the local road network and the A306 
Roehampton Lane in particular. During construction, and with the adoption of 
appropriate mitigation measures, dust emissions should not cause any 
significant off- or on-site effects. It is considered that the proposed 
development at Downshire House is acceptable in terms of its sensitivity to 
local air quality. It should not, therefore pose any significant obstacles to the 
planning process. 
 
Noise Impact Assessment Report, March 2013: Measured noise levels have 
allowed the proposal of a robust glazing specification, which would provide 
internal noise levels for all residential environments of the development 
commensurate to “Reasonable” in the design range of BS8233. The mitigation 
measures proposed should be sufficient to protect the proposed residential 
properties from external noise intrusion, and to achieve internal noise 
conditions for the residents which would be commensurate to all current 
Standards. 
 
Flood Risk Assessment Report, April 2013: The risk and impact of flooding is 
currently low and would remain so following redevelopment. As per the 
London Plan (July 2011), the developer has committed to limit surface water 
runoff from the site to the greenfield runoff rate for all events up to and 
including the 100 year storm event taking into account climate change. As 
such, and given that: (a) the site is located entirely within Flood Zone 1, and 
outside of modelled areas susceptible to surface water flooding, and; (b) 
access to and from the site is maintained within Flood Zone 1; following the 
guidelines contained within NPPF / PPS25 Practice Guide, the proposed 
development type is considered to be suitable assuming appropriate 
mitigation (including adequate warning and evacuation procedures) can be 
maintained for the lifetime of the development.  
 
Arboricultural Implications Assessment, April 2013: There would be a 
significant change to the arboricultural character of the site through the 
proposed development. This will be eventually somewhat mitigated through a 
replacement planting scheme, but cannot return to the existing character due 
to the size of the development & the proposed increase in use. 
 
North-west building: Will require the removal of some C category trees (trees 
14, G4, G4a-e), as well as encroach upon the Root Protection Area of tree 19 
(neighbouring Cedar – TPO tree no. 51). It also requires the removal of Yew 
hedge TPO no. G1. Trees 14, G4 & G4a – e, are all low value trees, located 
internally to the site and their removals can be justified. The neighbouring 
Cedar (tree 19), has very little remaining useful contribution and has been 
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assessed as a C category tree accordingly. The level of encroachment in any 
case, would be almost negligible (3% of its notional RPA). The hedgerow G1, 
is a significant hedgerow and was planted and maintained at less than half its 
current height. It is currently in a lapsed condition, although healthy. Its value 
is mainly internal to the site, so its removal can be justified, provided 
replacement planting is provided elsewhere on the site. 
 
North-east building: Require the removal of a number of trees (trees  741, 
743, 744, 746, 747, 748, 749, 750), all of which are subject to TPO. Of these 
eight trees, three are ‘A’ category (2 x Lime and 1 x Yew) and the rest are 
mixture of B and C category trees. Alternative building locations have been 
explored utilising the space in the sunken garden but the other consultees, 
including English Heritage have identified the sunken garden as a more 
significant feature of the site and one that should be retained intact. Retention 
of these trees under the current proposal is not possible, but can be 
eventually mitigated through an appropriate tree replacement scheme with 
appropriate replacement sizes. 
 
South-east building: Requires the removal of four trees (trees 755 - 758). 
While these trees are visible from outside the site, they do not possess 
sufficient remaining useful contribution to be valued as more than C category 
trees. This low value means their proposed removal is justified provided 
adequate replacements are proposed in this part of the site. The proposed 
location encroaches onto the notional RPA (approximately 11% of its RPA) of 
tree 759, which is a veteran Sweet Chestnut (TPO no.26) and has some 
historic relation to the construction of Downshire House. These foundations 
will need to be constructed using piles in locations demonstrated to be free of 
significant roots belonging to this tree. 
 
Further recommendations are made to ensure the paths and hard landscaping 
through the site preserve the health of the trees to be retained.  
 
Landscape Design, April 2013: Aim to provide a simple, elegant and 
contemporary setting to Downshire House whilst retaining historical context 
and setting. The design can be zoned into five distinct typologies, the formal 
lawn, the formal historic garden (lower lawn), a herbaceous woodland garden, 
entrance zone and informal tree groves/meadows.  
 
The historical garden features including summer house and walls will be 
restored with central lawn, restored paving and ornamental features, 
evergreen hedging and border planting. New architectural cornice elements 
such as the lost ‘acorns’ will be replaced as will the ‘The Watchers’ sculpture. 
The herbaceous woodland garden on the centre of the site which forms an 
historic field boundary will be planted and an existing path that runs though it 
restored. The entrance to the site will have formal planting and resin bound 
gravel surface. The informal tree groves/meadows along the boundary of the 
site supplemented by tree and wildflower and hedge planting.   
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Replacement tree planting strategy is designed to provide high quality 
replacements which are given adequate space to thrive. These would be 
planted as extra heavy standards.  
 
Boundary treatment: 1.8m high new brick walls to Roehampton Lane 
boundary to replace iron railings in front of north-east and south-east buildings 
with Downshire House frontage retained open. Metal fencing to remaining 
boundary edge.  
 
Site Appraisal and Contaminated Land Preliminary Risk Assessment, January  
2013: The overall likelihood of significant contamination linkages being 
present on the site is ‘low to very low’. Recommend that intrusive ground 
investigations be carried out to verify and enhance the ground model and 
provide design information to permit geotechnical design and 
geoenvironmental assessment.  
 
Archaeological Desk Based Assessment, April 2013: The study site is 
considered to have a potential for the prehistoric, Anglo Saxon, Medieval, 
Post Medieval and Modern periods. Past-post depositional impacts within the 
study site are considered to have had both a severe negative archaeological 
impact on pre-existing deposits, and to have created an archaeological 
resource in themselves.  
 
On the basis of the available information recommend further archaeological 
mitigation measures as follows: Archaeological monitoring of relevant ground 
investigation fieldwork (i.e. test pits for engineering/geotechnical purposes); 
Evaluation trenching targeted within the footprint of proposed development 
impacts; Subject to the results of the above works, further archaeological 
fieldwork may then be necessary. As remains of national significance are not 
anticipated at the site, the above fieldwork measures can be undertaken after 
the granting of planning permission, secured by a standard archaeological 
planning condition. 
 
Draft Masterplan University of Roehampton, April 2013: Document provides 
an introduction to the University estate, illustrates building uses and heights, 
heritage assets and landscapes. It sets out masterplanning and planning 
history since 2000. The report describes the educational needs and estates 
strategy, and sets out the educational need, including accommodation up to 
2020.  
 
Proposed Floorspace by Use 

Floorspace sq ms GIA Use 
Existing Proposed Net 

Market Housing    
Social Housing    
Office (A2, B1)    
Retail (A1, A3-A5)    
Education 861 6372 6372 
Other    
Total 861 6372 6372 
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Community Infrastructure Levy Estimate 
CIL Estimate 
Mayoral Borough 
£331,042.15. £0 

 
The actual amount of CIL can only be confirmed once all relevant details are 
approved and any relief claimed.  
The University have stated that they have charity status and so will apply for 
full relief from the Mayors CIL.   
 
CONSULTATION:   
 
Number of letters sent 720 
Site Notice Yes 
Press Notice Yes 
Number of responses received 58 
Number of objections 58 
Number of comments 0 
Number of letters of support 0 
 
 
 
Consultation Summary: A and B) 58 objections:  
 
Townscape, Heritage and Local Character: Would cause substantial harm; 
Downshire House is among some of the finest listed buildings in the borough; 
proposals take little account of listed building; modern design shows utter 
disregard to existing building; boxy modern architecture with large glazed 
elevations not sympathetic to Georgian architecture; north elevations need 
more attention; massing of buildings will overshadow Downshire House; NE 
building higher than Downshire House by one storey; buildings out of scale 
and character compared with existing development; over bearing; size of 
proposed development dwarfing surrounding buildings; will have an adverse 
effect on the character and appearance of the conservation area; buildings 
too close to road; development despoils the landscaping setting of Downshire 
House; significantly harm setting; loss of historic views; replacement of 
wrought iron railings with brick wall; visual and natural impact of losing green 
space and beautiful trees framing existing listed building would be severe; 
public views of Downshire House from Roehampton Lane would be 
destroyed; out of kilter with design of Queen Mary’s Place opposite contrary to 
The Alton Conservation Area Appraisal & Management Strategy; Heritage 
Statement plays down significance of Downshire House; Heritage Statement 
flawed and contradictory; changes over time do not automatically justify future 
changes, particularly to scale proposed.  
 
Local Amenity: Will result in an increase in disturbance to the local community 
from late night activities from the students; views spoilt by dimensions of 
proposed building; loss of light; potential increase in crime, with an increased 
student population who are seen as a soft target; potential increase in drugs 
dealings; loss of standard of living; increase in litter and urine; loud music; 
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shouting; fire alarms will be set off causing additional noise; balconies to east 
face of NW Residence and upper access gallery to NE Residence will 
overlook Cedars Cottages resulting on loss of privacy; without set back from 
road buildings would look into homes of development opposite; having drunk 
students next to school and nursery is not best example to our children; no 
need for more student accommodation; loss of light to Roehampton Lane; loss 
of views to Richmond Park.   
  
Trees and Environment: Significant number of fine trees will be cut down 
contrary to conservation area management strategy; destruction of 26 healthy 
trees, 13 of which are covered by a preservation order, which form a green 
chain to Richmond Park; the mature trees are of high amenity value; an 
essential part of landscape; source of pleasure and delight; trees provide 
tranquil oasis next to a very busy road; harmful to streetscape; new trees will 
not be the height and sale of the existing; replacement trees not of native 
species; loss of natural habitat for birds and wildlife; effect on bats;  open 
space should not be built on unless surplus to requirements; green open 
space ensures does not feel overcrowded and built up; University has more 
than enough land to develop elsewhere on university site; Downshire House 
should be designated as a Local Green Space; only bit of visible green space 
on Roehampton Lane.  
 
Transport: Increase in traffic, congestion and increase pressure on local 
parking, particularly at beginning and end of terms; will increase strain on 
public transport, which is already over crowded; buses often do not stop as 
they are fall; trainee teachers get buses to placements; Roehampton Lane 
already very busy and difficult to cross, more students will increase strain on 
highway safety; will likely result in far higher usage of overstretched bus 
services than contemplated by the assessment and transport strategy; 
students will get bus to campus as opposed to walk; no additional funding 
available to fund infrastructure; Transport Assessment fails to adequately 
parking issues.   
 
Local Amenity Groups:  
 
The Putney Society: Downshire House is a Grade II* listed. The existing 
setting of this important heritage asset creates a definitive break between the 
South Thames College building and the historic house. The proposals will 
encroach on the setting of the heritage asset, which is essentially a country 
house, and feel detrimentally affect its setting. 
 
The architectural principles of Downshire House mean that the upper floors, 
and thereby its fenestration, diminish in height. This aspect has not been 
applied to the South East Residence and therefore it’s massing and 
proportions appear larger than the historic house. The South East Residence 
steps further forward than the Grade II* building and with the addition of height 
and fenestration size it has more prominence than it should. 
 
The larger North East Residence is more imposing and although set further 
away from the Grade II* listed building also detrimentally affects the character 
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of the heritage asset. The removal of the large trees in this position that have 
enhanced the setting of the listed building makes this worse.  
 
The argument that the NE residence is the same height as Downshire House 
is lost when the slope of the ground is taken into account and in reality the 
building appears to tower above the listed building by a full storey. Feel that if 
a horizontal line of the historic building was used as the building height line of 
the new residence, it would be a more appropriate scale. If both the main 
block and the stepped side wing were reduced by a storey then Downshire 
House would remain the more prominent on the site. 
 
Understand the decision to create a difference between the new modern 
building and the Grade II* Downshire House building with the use of a 
different coloured brick, but feel that this detracts from the Heritage Asset and 
does not enhance its setting. Would appreciate a more sympathetic approach 
to the brick bond, colour and size to the new residences that are adjacent to 
the Heritage Asset. 
 
However, when reviewing the North West Residential Block understand the 
architectural relationship needs to be more aligned to the Grade II* Binley 
House. In the North West Residential location it is more appropriate to 
acknowledge the closest Heritage Asset’s typology and aesthetics. This may 
mean that the approach to the exteriors of the two Heritage Assets is different, 
but feel this is in keeping with the nature of the site. 
 
Welcome the proposals to reinstate a brick wall to Roehampton Lane. 
However, would ask that it matches the historic brick walls along Roehampton 
Lane. The application seeks to remove a number of trees and 14 of these 
trees are located along Roehampton Lane or adjacent to Downshire House. 
Believe that it is unfortunate to loose so many of the fine trees that help define 
the character of Roehampton Lane and the setting of the Heritage Asset. 
Would welcome a change in the current design to rectify this issue. 
 
Twentieth Century Garden: The need to have an aesthetic setting for the new 
residential buildings and an attractive external space for the students is 
welcomed. Welcome the proposals to reinstate the Grade II Watchers. Believe 
that the scale of the overall proposals is beneficial in that they do not detract 
from the historic views to or from the Alton Estate and Richmond Park. Look 
forward to receiving revised proposals for the setting of the historic building 
whilst understanding the requirement of Roehampton University to house its 
ever increasing population of students. 
 
Statutory Consultees:  
 
English Heritage: Downshire House is one of several large houses surviving 
at Roehampton which reflect early development of the area following the 
opening of Putney Bridge in 1729. Despite construction of a number of 
housing estates by the London County Council in the mid-20th century, 
Roehampton retains a green and open character. 
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Part of the significance of Downshire House is that it continues to enjoy a vista 
to the rear across C18th Parkland, overlaid with the well-considered mid-C20 
social housing development of the Alton West Estate. Downshire House 
retains a strong association with the surrounding landscape, and views to and 
from the rear of the property retain a clear and coherent open character which 
preserves enhances the setting of the listed building and contributes to its 
aesthetic value. The parkland setting has significant illustrative historic value, 
as noted by Pevsner’s Buildings of England; “there is still nothing like 
Roehampton anywhere else in London to get an impression of the aristocratic 
Georgian Country villa”. 
 
Three buildings are proposed, two on land to the North of Downshire House 
and one on land to the South. The land to the North was previously occupied 
by another C18th villa named “the Elms”, but this was demolished in the early 
20th century and its site landscaped to provide extended gardens for 
Downshire House. Some of this landscaping survives, albeit in a dilapidated 
state, in the form of a decorated retaining wall and sunken lawn with gazebo. 
The land to the South of Downshire House was formerly the site of a service 
wing which was demolished as part of road improvements in the 1960s. 
 
English Heritage supports the principle of development on land to the North of 
Downshire House. The early 20th century landscaped features will be retained 
and restored, with flanking buildings either side. The proposed building 
fronting Roehampton Lane has a well-considered street elevation, and is of an 
appropriate scale and mass which allows Downshire House to remain the 
dominant visual component in views from the road. We also consider that the 
proposed building west of the sunken garden mediates well between 
Downshire House and the point blocks of the Alton Estate, which are also 
listed at Grade II*. However, while we are of the view that some form of 
development is possible on land to the South of Downshire House, we remain 
unconvinced that this element of the proposals will not harm the setting of the 
Grade II* building.  
 
In constructing a block of accommodation on this land, the aesthetic and 
historic value of Downshire House’s parkland setting is harmed by virtue of 
the introduction of a built form on what is currently open land. We 
acknowledge that the building will screen the adjacent building occupied by 
South Thames College, but the presence of the proposed student 
accommodation building in the context of Downshire House will be 
significantly greater due to its closer proximity and its scale and massing. Our 
view remains that the footprint of the proposed student housing block should 
be reduced in scale to mitigate its impact on the open parkland setting. The 
proposed new development should not be visible from the central rear ground 
floor room of Downshire House, which was designed with a bay window to 
allow uninterrupted views across the gardens of the house towards the 
parkland beyond. 
 
Paragraph 132 of the NPPF notes that when considering the impact of a 
proposed development on the significance of a designated heritage asset, 
great weight should be given to its conservation. The more important the 
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asset, the greater the weight should be. Significance can be harmed 
through...development in its setting. As heritage assets are irreplaceable, any 
harm should require clear and convincing justification.” In the context of the 
above policy, Downshire house’s importance is recognised by its Grade II* 
listing. It is one of the most significant domestic properties in the London 
Borough of Wandsworth, and that significance is enhanced by the open 
aspect from the rear of the property maintaining the character of a parkland 
setting. 
 
Recognise the public benefits associated with the proposal, and under the 
terms of paragraph 134 of the NPPF your authority will need to consider 
whether those benefits against the harm we have identified. However, we 
believe that a modest reduction in size to the proposed building on land South 
of Downshire House could preserve the open aspect and allow for the 
development to be achieved with no harm to the setting of the listed building. 
It appears that accommodation removed from this building could potentially be 
accommodated elsewhere on the site. 
 
English Heritage finds much to admire in these proposals but regrets the 
potential impact of the proposed building on land to the South of Downshire 
House, which will erode the relationship between the listed building and its 
landscaped setting. Recommend you seek revisions to the proposals in order 
that this harm is mitigated, as with these modifications we believe an 
exemplary form of development could potentially be achieved that satisfies the 
accommodation requirements of Roehampton University without cost to the 
historic environment. 
 
English Heritage letter dated 24.06.2013: Continue to be of the view that 
alterations to the footprint of the proposed south east building could preserve 
the setting of Downshire House, sustaining and enhancing its significance 
while putting it to a viable use consistent with its conservation. Do, however, 
note that long views to and from the property will be preserved. For these 
reasons, remain of the view that the proposals should be treated under the 
terms of paragraph 134 of the NPPF. Paragraph 90 of the still current 
Planning Policy Statement 5 goes on to state that “Harmful development may 
sometimes be justified in the interests of realising the optimum viable use of 
an asset, notwithstanding the loss of significance caused, provided the ham is 
minimised.” Therefore need to consider if harm to the setting of Downshire 
House has been minimised by the proposals.     
 
English Heritage letter dated 8.07.2013 (amendments to south-east block): 
The proposed amendments show a reduction in the projection of the proposed 
Southern building into the rear garden area by approximately three metres, to 
reduce the harm caused by the physical presence of the proposed building in 
the garden landscape. The reduction in harm - whilst welcome - is modest, 
and the proposed building will continue to detract from the open character of 
Downshire House’s garden landscape. In considering these proposals, your 
authority needs to give great weight to the conservation of Downshire House 
(NPPF para 132). Although several planning considerations are afforded the 
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same weight as conserving heritage by the NPPF, no planning matter is given 
greater importance. 
 
English Heritage (Archaeology): The site has the potential of identifying 
elements of the original garden design but also evidence of Saxon period 
occupation elements of which have been recorded east of the site. Do not 
consider that any archaeological fieldwork need be undertaken prior to 
determination of this planning application but that the archaeological position 
should be reserved by attaching a condition to any consent granted under this 
application. 
 
Environment Agency: The proposed development will only be acceptable if 
the measures as detailed in the Flood Risk Assessment prepared by 
Ambiental (Ref: 1739, dated April 2013) and the supplementary drainage 
details prepared by Skelly & Couch drainage strategy are implemented and 
secured by way of a planning condition on any planning permission. 
 
Transport for London: Roehampton Lane, which forms part of the Transport 
for London Road Network (TLRN). TfL is the highway authority for the TLRN, 
and are therefore concerned about any proposal which may affect the 
performance and/or safety of the TLRN. 
 
Request that a Construction Logistics Plan (CLP) and a Delivery and 
Servicing Plan (DSP), as referred to in the London Freight Plan, is submitted 
to and approved by LB Wandsworth in conjunction with TfL before 
construction work commences on site.  
 
If the development involves the removal or pruning of tree(s), which is an 
asset of TfL, this will need approval from TfL prior to demolition/ construction 
commencing. Request that a Section 106 planning condition/obligation be 
imposed to require that the developer submits a Travel Plan in accordance 
with DfT and TfL guidance and that it passes the ATTRBUTE test. 
 
Mitigation of the developments impact on the highway network will not be 
required. TfL support the non-provision of car parking for the proposed 
development, with the exception of the 4 disabled parking spaces; it is further 
recommended that future occupants of the site be excluded eligibility for local 
authority car parking access, by the developer entering into a s106 agreement 
with the local authority. 105 cycle spaces are proposed, which is in 
accordance with the standards set out in the TfL’s cycle parking guidelines. 
Cycle parking should be located in an accessible, convenient, secure and 
sheltered area. In addition, CCTV coverage of the area should be provided, as 
well as shower and changing room facilities. Subject to the above conditions 
being met, the proposal as it stands would not result in an unacceptable 
impact to the Transport for London Road Network (TLRN). 
 
Natural England: This application is in close proximity to the Richmond Park 
Site of Special Scientific Interest (SSSI). However, given the nature and scale 
of this proposal, Natural England is satisfied that there is not likely to be an 
adverse effect on this site as a result of the proposal being carried out in strict 
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accordance with the details of the application. Therefore advise your authority 
that this SSSI does not represent a constraint in determining this application.  
 
European Protected Species protected under the Conservation of Habitats 
and Species Regulations 2010 (as amended) and the Wildlife and 
Countryside Act 1981 (as amended): Advise that further survey work is 
required to assess the impact on bats, through disturbance to individuals, or 
from damage or destruction of a roost, in accordance with Bat Surveys - good 
practice guidelines.  
 
Have not assessed the survey for badgers, barn owls and breeding birds, or 
widespread reptiles. These are all species protected by domestic legislation 
and you should use our standing advice to assess the impact on these 
species. Also note the recommendations made in the Phase 1 Ecology Report 
for biodiversity enhancements and adoption of a precautionary approach for 
amphibians and reptiles to be adopted during works. 
 
Non-Statutory Consultees:  
 
Thames Water: It is unclear as to how the buildings will be constructed, 
Thames water is concerned that water mains and sewers immediately 
adjacent to the site may be affected by vibration as a result of piling, possibly 
leading to water main bursts and or sewer collapses. Details of any piling 
methodology and will it adversely affect neighbouring utility services sought by 
condition. 
 
The Georgian Group: Proposal would have a significant and detrimental 
impact upon the setting of the Grade II* listed building and open character of 
the Alton (West) Conservation Area. The University considers there is a 
fundamental ‘need’, however this is driven by their own vision for expansion. 
Do not accept the existence of lands lost previously to justify further 
degradation of the site. Notwithstanding that the existing landscape is largely 
of 18th century design it provides the historic former house as appropriately 
open setting, rather than being enveloped by development as proposed. 
Proposed wall of development to Roehampton Lane will close many key views 
into and from the conservation area; it cannot be considered to adhere to the 
Planning (Listed Buildings &Conservation Areas) Act 1990, which states that: 
“areas of special architectural or historic interest, the character and 
appearance of which it is desirable to preserve or enhance”.       
 
Wandsworth Conservation Area Advisory Committee:  OBJECTION: the 
Committee regret the loss of the fine trees on the Roehampton Lane frontage 
to the north of the listed building.  There is some concern that the new 
buildings are too high and in the case of the block to the south of the house, 
there is also considerable concern that this will intrude too far into Downshire 
Field and harm the setting of the grade II* listed building.  The Committee 
welcomes the retention and restoration of the formal garden to the north of the 
house and the architectural style proposed for the new building which appears 
to be simple with appropriately neutral materials. 
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Wandsworth Design Review Panel (Pre-application Stage): The majority view 
of the Panel is that the massing of the proposed development is fine. 
Confident that the architects are able to respond to the challenges that this 
site offers and produce buildings of quality. Feel that more work is required 
with regards to ordering public and private spaces and particularly focusing 
the entrance on Downshire House. Of the proposed buildings would 
encourage significant re-think their approach to the northwestern ‘L’ shaped 
block. Would particularly encourage the architects to continue to develop their 
approach with regard to the façade design and materials. Recommend 
increasing space between NE and NW blocks to allow more natural light to 
the ground. 
 
No comments received from: The Garden History Society; Metropolitan 
Police; The Roehampton Forum; The Twentieth Century Society.  
 
Internal Council Consultees: 
 
Arboricultural Officer: The proposal to remove 26 trees; including 13 covered 
by TPO is not acceptable. The bank of 14 mature trees on the north eastern 
lawn which bound Roehampton Lane are extremely valuable in term of public 
amenity; all 14 trees are subject to a TPO and this application proposes to 
remove 13 of them. 
 
Although replacements have been offered, it would be impossible to replace 
the loss of amenity. The applicant’s own Arboricultural consultants report has 
graded 4 of these trees as grade A, and 6 as grade B trees (in accordance 
with BS 5837). The British standard does state that A and B grade trees 
should be considered for retention, therefore becoming constraints to 
development. In other words should be worked around.  
 
When originally walked the site with the architect and tree consultant, we 
agreed a better position for the building was set back to the west within the 
derelict sunken garden, and still hold this opinion, as the tree loss would be 
greatly reduced. Therefore as the Council Arboricultural representative, object 
to the proposal in its current form and move for refusal.  
 
Waste Services Officer: For 210 units, we would normally require the 
proposed communal waste store to provide suitable space for 29 x 1100 litre 
bins for refuse plus 12 x 1280 litre bins for mixed recycling.  However for 
student accommodation units this can be halved so the actual space 
requirement here is for 15 x 1100 litre refuse bins plus 6 x 1280 litre bins. 
 This space should allow unobstructed access for usage and servicing to all 
bins at all times unless suitable management arrangements are proposed to 
rotate full & empty bins. There should also be suitable space provision for 
bulky items of waste awaiting collection so that they don’t end up dumped on 
the public pavement. Collection vehicles must be able to wait within 10 metres 
of the stores. There must be a smooth and level bin push route between the 
stores and where collection vehicles can wait. Collectors must be able to gain 
access freely or by using an FB 2 or 4 key. Encourage developers to fit food 
waste macerators in all domestic kitchen sinks- this enables occupants to get 
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rid of putrescible waste immediately and reduces bin room odour issues.    
 
Park’s (Ecology) Officer: Raise the following comments to make on the Phase 
1 habitat survey associated with the above application:  Welcome all of the 
suggestions laid out in Chapter 5 “recommendations” (page 18 )with the 
following caveats: 5.2.5 do not see the need to add nest boxes to the site, 
especially if, as reported, most of the trees are to remain. 5.3.9 If the 
recommendation to install a green roof is followed would suggest 
consideration of an acid grassland mix being used at this location. 
 
 
Independent Specialist Consultants:  
 
Sustainability and Energy (Climate Consulting): The energy efficiency 
measures proposed appear appropriate for the site and exceed Building 
Regulations Part L2A minimum requirements.   
 
The proposal to install CHP is in line with the energy hierarchy and 
requirements of London Plan policy 5.2, which should be commended. The 
CHP proposed is an 80kw thermal system designed to run for 6050 hours per 
year to meet 100% of the hot water demand. The CHP will save 83 tonnes of 
CO2 and reduce overall CO2  emissions by 46% from the Target Emission 
Rate (TER). Sufficient space has been allocated for connection to a future 
district heating network should one arise. 
 
A small (3%) reduction in CO2 emissions is possible from installing a 100m2 
PV array. However, since the development is already meeting a 46% 
reduction in CO2 emissions from the TER, do not think it be appropriate to 
enforce this. 
 
The applicant has stated that BREEAM ‘Very Good’ will be targeted rather 
than ‘Excellent’. The current pre-assessment and addendum to the energy 
statement (1220 _ FILE NOTE: Response to Planners on Energy Statement) 
demonstrates that ‘Excellent’ will be aspired to.  
 
 
RELEVANT PLANNING POLICIES:   
 
National Planning Policy Framework, March 2012.  
London Plan, July 2011:  
1.1 - Delivering the strategic vision and objectives for London; 2.1 - London in 
its global, European and United Kingdom context; 2.18 Green Infrastructure: 
The network of open and green spaces; 3.3 - Increasing housing supply; 3.4 - 
Optimising housing potential; 3.5 - Quality and design of housing 
developments; 3.18 – Education facilities;  4.10 – New and emerging 
economic sectors; 5.1 - Climate change mitigation; 5.2 - Minimising carbon 
dioxide emissions; 5.3 - Sustainable design and construction; 5.6 – 
Decentralised energy in development proposals; 5.7 - Renewable energy; 5.8 
- Innovative energy technologies; 5.9 - Overheating and cooling; 5.10 - Urban 
greening; 5.11 - Green roofs and development site environs; 5.12 - Flood risk 
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management; 5.13 - Sustainable drainage; 5.14 - Water quality and 
wastewater infrastructure; 5.15 - Water use and supplies; 5.16 - Waste self-
sufficiency; 6.1 – Transport: Strategic approach; 6.3 - Assessing effects of 
development on transport capacity; 6.7 - Better streets and surface transport; 
6.9 – Cycling; 6.10 - Walking; 6.11 - Smoothing traffic flow and tackling 
congestion; 6.12 - Road network capacity; 6.13 – Parking; 7.1 - Building 
London’s neighbourhoods and communities; 7.2 - An inclusive environment; 
7.4 - Local character; 7.5 - Public realm; 7.6 – Architecture; 7.7 - Location and 
design of tall and large buildings; 7.8 Heritage Assets and archaeology; 7.9 – 
Heritage-led regeneration; 7.13 - Safety, security and resilience to emergency; 
7.14 - Improving air quality; 7.15 - Reducing noise and enhancing 
soundscapes; 7.18 – Protecting local open space and addressing local 
deficiency; 7.18 – Biodiversity and access to nature; 7.21 – Trees and 
woodlands; 8.2 - Planning obligations; 8.3 - Community infrastructure levy. 
Core Strategy Adopted October 2010: 
PL1 - Attractive and distinctive neighbourhoods and regeneration initiatives; 
PL2 - Flood Risk; PL3 - Transport; PL4 - Open space and the natural 
environment; PL15 - Roehampton; IS1 - Sustainable development; IS2 - 
Sustainable design, low carbon development and renewable energy; IS3 - 
Good quality design and townscape; IS4 - Protecting and enhancing 
environmental quality; IS5 - Achieving a mix of housing including affordable 
housing; IS6 - Community services and the provision of infrastructure; IS7 - 
Planning obligations. 
Development Management Policies Document (DMPD), February 2012: 
DMS1 - General development principles – sustainable urban design and the 
quality of the environment; DMS2 - Managing the Historic Environment; DMS3 
- Sustainable design and low-carbon energy; DMS4 - Tall buildings; DMS5  -
Flood risk; DMS6 - Sustainable drainage systems; DMS7 - Consultation with 
Environment Agency; DMC1 – Protection of existing community facilities; 
DMC2 – Provision of new and improved community facilities; DMH9 - Hostels, 
staff and shared accommodation (including student housing), specialist and 
supported housing; DMO1 - Protection and enhancement of open spaces; 
DMO3 - Open Spaces in New Development; DMO4 - Nature conservation; 
DMO5 - Trees; DMT1 - Transport impacts of development; DMT2 - Parking 
and servicing.  
 
Alton Conservation Area Appraisal and Management Strategy, 2010  
 
 
PLANNING CONSIDERATIONS:   
 
A and B) The main considerations material to the assessment of the planning 
and listed building consent applications have been summarised as follows: 
 
Downshire House Historic Significance  
Land use 
Loss of open space 
Scale and massing 
Design 
Balancing Harm and Public Benefits  
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Impact to setting of listed building and conservation area 
Tall building assessment 
Standard of accommodation 
Impact to neighbouring residential amenity 
Highways and Transportation 
Sustainability and Energy 
Flood risk 
Arboriculture and Landscaping 
Ecology 
Waste Management 
Archaeology 
 
The development has been screened for EIA development and it is concluded 
that the development is not likely to have a significant impact on the 
environment and would therefore not require an Environmental Impact 
Assessment or the submission of an Environmental Statement in accordance 
with the EIA Regulations 2011 and Circular 02/99.  
 
1 Downshire House Historic Significance  
1.1  The historic significance of Downshire House lies in its physical fabric, 
both externally and internally, as well as from its setting.  
 
1.2 The historic significance of the landscape derives from a combination 
of elements.  It derives from the view across the 18th century parkland to the 
rear of the building known as Downshire Fields, overlaid to the north with the 
early 20th century intervention and the mid 20th century landscape associated 
with the Alton Estate. It was here that The Watchers (Grade II listed) sculpture 
was sited in the grounds of the House by the former London County Council 
looking out over Downshire Fields. 
 
1.3 The significance of the early 20th century designed landscape that 
extended north of Downshire House is its formality through a rectangular 
geometric arrangement, with the summer house at its northern end and the 
retaining wall to its eastern flank. The wall is of brick construction with 
rusticated quoins, piers with stone pier caps, ball and pineapple finials, and a 
stone bottle balustrade above the wall to the north and south. Several of the 
ball and pineapple finials are missing and the summer house roof with plain 
clay tiles is in disrepair. The 20th century garden was created around 1912 
following the demolition of the large house, ‘The Cedars’.  
 
1.4 It is most probable that the 18th century garden gates were 
incorporated as part of these landscape works. The gates are listed Grade II 
and the scroll overthrow with the piers is referred to in the list description. With 
the walled garden being attached to the listed gate piers and gates and the 
evidence that it is also of the same date and construction as the gate piers, it 
is considered to be part of the listing.  
 
1.5 The alterations to the garden of Downshire House are themselves 100 
years old and of historic and architectural significance in their own right. They 
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represent another layer of significance building upon earlier landscape 
modifications and represent an important element. 
 
1.6 The essence of the 18th century landscape of Downshire House was 
the view west towards Mount Clare and the wider landscape of Richmond 
Park. It was the significance of this view that was an important ingredient in 
the mid 20th century remodelling of the area with the planning of the Alton 
Estate. The 20th century landscape of Alton West Estate represents a unique 
example of historic layering of the 1950s Corbusian landscape over the pre-
existing 18th century landscape. 
 
 
2 Land Use 
2.1 The proposed use of the grounds of Downshire House for student 
accommodation (Class C2 Use) and the house itself for teaching is consistent 
with the current use of the site for education purposes and in accordance with 
policy DMC1 and DMC2, which seek to preserve and encourage new and 
improved community facilities.  
 
2.2 The London Plan Policy 3.18 ‘Education Facilities’ confirms that the 
Mayor will support the provision of education facilities. Policies PL15 
‘Roehampton’ and IS6 ‘Community services and the provision of 
infrastructure’ of the Core Strategy acknowledges the important role the 
University has in the borough, which confirms that the continued 
improvements at the University of Roehampton will be encouraged and 
supported.  
 
 
3 Loss of Open Space  
3.1 The application proposes development on a fairly substantial area of 
open space. Whilst the site is not designated as one of the larger areas of 
open space on the proposals map, smaller areas of open space are also 
protected under policies PL4 and DMO1.  
 
3.2 As required by policy DMO1 the proposed buildings and their use by 
students would be linked to a key functional use of the open space as an 
informal amenity area for the University staff and student residents. Whilst the 
amount of open space available would be reduced, through considered 
design of the layout and arrangement of buildings the function would remain 
and the retained green spaces would continue to offer a range of benefits by 
providing a positive contribution to amenity and recreation with greater use of 
the space, biodiversity through enhancement and mitigation measures and 
sustainable run-off with the inclusion of green roofs and attenuation tanks. 
 
 
 
4 Scale and Massing   
4.1 The proposals are for the erection of three buildings between three and 
five-storeys high, comprising 204 student bedrooms and wardens flat. The 
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proposed buildings would be located to the north-east, north-west and south-
east of the site and vary in height:  
 
4.2 The south-east residence comprises 3-storeys above ground with a 
basement for plant and storage; the north-east residence ranges from 2 to 4 
storeys; and the north-west residence ranges from 4 to 5 storeys.  
 
4.3 North-east building: The location of the north-east block would result in 
the provision of a built frontage to Roehampton Lane. On one hand the 
presence of a building could be seen as a positive as it announces the 
university and protects the rear part of the site from the busy road. Whilst on 
the other, the proposals would radically change what is currently an attractive 
well treed green space of high visual amenity to the public. The Alton 
Conservation Area Appraisal and Management Strategy (ACAAMS) states 
that:  
 
4.4 “Glimpsed views occur a great deal throughout the conservation area, 
especially from Roehampton Lane and Kingston Road and also from within 
the conservation area itself. There are also good quality short range views 
and glimpses through to gardens and grounds of educational buildings, seen 
from various gaps… The views between buildings are an important feature of 
the conservation area…”. (Para; 4.27)     
 
4.5 The core central four-storey portion of the block would rise above 
Downshire House by approximately one-storey, which is partly due to the 
topography of the land with Roehampton Lane rising at this point. The 
potential prominence of the building would be contributed to by the building 
being set forward of Downshire House. A lower building here would give the 
building a more recessive feel in the streetscape, but that has not been 
proposed. Whilst the building would hinder views of Downshire House from 
the north along Roehampton Lane, which are currently screened by trees in 
summer months, the distance of over 20m between the four-storey part of the 
building and the listed House would provide a distinctive gap between the two 
building masses and Downshire House would remain the focus when viewed 
from opposite. The step down of the building to two-storeys on the north wing 
would result in the height being similar to the neighbouring Cedar Cottages 
and as such should not have a detrimental impact on these heritage assets. 
 
4.6 The location of the block would necessitate the removal and works to 
mature trees included within a Tree Preservation Order (TPO), which is 
discussed in more detail later. On balance, this location has benefits for 
heritage reasons over alternative locations as presented in earlier proposals, 
which were to cut through the listed early 20th century walled garden and 
locate on the lawn area in front of the summer house. However, given the 
scale and massing of the building along with the loss of the open space and 
mature trees, which has been a feature of this frontage for a hundred years, 
the proposed building would result in some harm to the setting of Downshire 
House.  
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4.7 English Heritage have confirmed support in the principle of 
development on land to the north of Downshire House. They consider that the 
proposed building fronting Roehampton Lane has a well-considered street 
elevation, and is of an appropriate scale and mass, which allows Downshire 
House to remain the dominant visual component in views from the road.  
 
4.8 As designed the proposals would require interventions in the walled 
garden for which an application for listed building consent has been 
submitted. These include the insertion of two sets of concrete stairs and the 
provision of a shallow ramp to the southern end of the garden. The ramp to 
the walled garden is a requirement to enable people with disabilities to access 
the lower lawn. The application provides the opportunity for the restoration of 
the summer house, fountain and reinstatement of pineapple finials. A Method 
Statement and schedule of repair and restoration works would be required 
prior to commencement, should consent be granted. The new stairs and ramp 
would not unduly harm the significance of the walled garden and the 
restoration works would be welcomed.  
 
4.9 North-west building: The building takes a T-shape with the frontage 
addressing the west side of the lower lawn, framing it with the north-east 
building. The lower lawn provides a focal point between the two buildings, and 
sets up an axis with the entrance of the third building to the south, across the 
terrace to the rear of Downshire House. The form, massing and arrangement 
of the north-west block is a difficult one to achieve successfully as it is located 
between the Georgian grade II* listed Downshire House and the grade II* 
listed Binley House, the 11-storey slab block of maisonettes from the 1950’s 
as part of the Alton West development.  
 
4.10 Its geometry and massing respond to its context resulting in the 
proposal offering a calm composition that picks up on some of the vocabulary 
of the listed Binley House maisonettes, whilst using a brick construction that 
attempts to give a finer scale of detail more in tune with Downshire House. It 
still results in quite a powerful composition to the west side of the walled 
garden (lower lawn), where a more intimate scale could be called for.  
 
4.11 Due to the fall in the land the building would be lower than Downshire 
House, even at five-storeys on its western wing. The building would be 
approximately half the height of the listed Binley House which lies to its west. 
The presence of the mature trees that form the historic field boundary through 
the site and the fall in levels in conjunction with the 11-storey Binley House 
providing the backdrop to the building, when viewed from the rear of 
Downshire House, reduces its potential visual impact to the setting of the 18th 
Century building on this vista.  
 
4.12 Given the importance of the generous areas of green space that form 
an attractive visual setting for the buildings, the intrusion into this space would 
detract from the setting of the both neighbouring listed buildings and character 
and appearance of the conservation area. The worth of open space as a key 
component of the area is identified in The Alton Conservation Area Appraisal 
& Management Strategy.  
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4.13 Whilst harm to the setting of the listed buildings and conservation area 
is identified, the natural screening of the building by trees, its location away 
from the historically significant vista from the rear of Downshire House 
towards Downshire Field and to an extent the buildings scale and design, 
could result in the harm being assessed as not substantial. English Heritage is 
of the view that the proposed building mediates well between Downshire 
House and the point blocks of the Alton Estate. 
 
4.14 South-east building: The land to the South of Downshire House was 
formerly the site of a service wing which was demolished as part of road 
improvements in the 1960s. The proposed building would be three-storeys 
high as seen from Roehampton Lane, with it increasing by a third of a storey 
as it extends into the rear of the site due to the slope of the land. As with the 
north-east and north-west buildings, in constructing a block of accommodation 
on the land extending to the rear of Downshire House, the aesthetic and 
historic value of the listed building’s parkland setting is harmed by the 
introduction of a built form on what is currently open land.  
 
4.15 This block projects 7m forward of the Downshire House front elevation 
and penetrates some 19 metres beyond the rear wall of the building, so would 
come into the views to and from the house. Whilst the reduction in the length 
of the building proposed with the receipt of amended drawings helps mitigate 
the buildings impact, the degree of penetration would continue, albeit to a 
lesser extent, to adversely affect and impinge on the open setting to the grade 
II* listed building. The proposal would therefore harm the setting of this grade 
II* listed building, though with long views to and from the property preserved 
the extent of harm is assessed as less than substantial. It is acknowledged 
that the building would screen the adjacent building to the south, but the 
presence of the proposed building in the context of Downshire House would 
be greater due to its closer proximity and its scale and massing. 
 
4.16 English Heritage have stated that the proposed new development 
should not be visible from the central rear ground floor room of Downshire 
House, which was designed with a bay window to allow uninterrupted views 
across the gardens of the house towards the parkland beyond. The 
amendments to the scale of the block with a reduction in length by 3.1m have 
reduced the visibility and prominence of the student accommodation from the 
central rear ground floor bay window which is welcomed.  
 
4.17 The projection of the south-east building forward of Downshire House, 
takes a similar building line to the former two-storey service wing and the 
adjacent former South Thames College building to the south. Whilst lower 
than the house the student building would marginally reduce the visibility of 
the listed building for those approaching from the south along Roehampton 
Lane. Weighed against the existing car park that dominates this part of the 
site, this is not necessarily unreasonable.   
 
 
5 Architectural Design  
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5.1 It is felt the approach of calm simplicity to the building facades picking 
up on the proportions and rhythms of the Georgian house works well and also 
sits comfortably within the context of the 1950s Binley House to the north-
west. The east and west elevation of the north-east building are composed of 
portrait shaped casement French windows which are similar in proportion to 
those of Downshire House at ground floor level.  
 
5.2 The decision to opt for brick is considered the right response. This 
offers continuity with Downshire House helps to retain the small scale level of 
detail when close to the building that a cladding material often does not. As 
suggested in the Design and Access Statement, a slightly lighter shade of 
brick than Downshire House would help to make the buildings less dominant. 
The facades are enriched by the incorporation of contrasting pre-cast 
concrete string courses, cornices and columns which make reference to the 
surviving stone detailing of Downshire House and the expressed concrete 
frame of Binley House. The protection and reinforcement of the existing varied 
character and heritage of the borough is supported by policy 7.6 of the 
London Plan and Council policies IS3 and DMS1.    
 
 
6 Balancing Harm and Public Benefits  
6.1 Paragraph 132 of the National Planning Policy Framework (NPPF) 
states that “When considering the impact of a proposed development on the 
significance of a designated heritage asset, great weight should be given to 
the asset’s conservation. The more important the asset, the greater the weight 
should be…” 
 
6.2 The NPPF states that: “Where a development proposal will lead to less 
than substantial harm to the significance of a designated heritage asset, this 
harm should be weighed against the public benefits of the proposal, including 
securing its optimum viable use”.  
 
6.3 Whilst the NPPF states in paragraph 133 that:  “where substantial harm 
is caused to a heritage asset local authorities should refuse consent unless it 
can be demonstrated that the substantial harm or loss is necessary to achieve 
substantial public benefits that outweigh that harm or loss…”  
 
6.4 In the case of Downshire House the harm is acknowledged to be less 
than substantial by both English Heritage and the Council. As heritage assets 
are irreplaceable, “clear and convincing” (NPPF, para 132) justification for the 
harm needs to be provided by the applicant. The harm to the heritage asset 
needs to be weighed against the public benefits of the proposals.   
 
6.5 Normally consideration of the public benefits of a scheme occurs in 
order to prevent the loss of the heritage asset itself (where it is in disrepair), or 
where finance cannot otherwise be generated to ensure the proper 
preservation and continuing use of the heritage asset. It is understood that 
there is no immediate threat to the future of Downshire House itself, for if the 
grounds were not used for student accommodation, it is not considered 
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unreasonable to suggest that there could potentially be interest for an 
alternative use for the building.  
 
6.6 The University has highlighted the benefits the development would 
bring, including securing a viable future of the principle building along with its 
repair and restoration, the repair and reinstatement of The Watchers, the 
restoration of the remains of the 20th Century garden, summerhouse and 
listed gates, the possible provision of public access through the site, the re-
establishment of an appropriate boundary to Roehampton Lane frontage, an 
increase in student accommodation and major investment in Roehampton 
leading to an increase in economic activity in the area. 
 
6.7 The repair and reinstatement of The Watchers is a public benefit but 
the owners are required to do this. The additional benefit would be to reinstate 
the sculpture as three figures as originally designed, rather than two (the third 
figure was stolen from site in 2005). The University commits to ‘best 
endeavours’ to replace the third ‘Watcher’ figure but cannot offer a guarantee 
due to Third Party interests. The restoration of the 20th Century garden, 
summer house and gates is welcomed but would not amount to justification in 
itself for the proposed buildings. The same applies for the continued public 
access though the site during daylight hours with the University not able to 
fully commit to this due to potential security reasons. An improvement on the 
existing front boundary would be a minor positive.  
 
6.8 Clearly there are substantial public benefits to an enlarged University in 
the borough. Parts of Roehampton have some of the most deprived areas in 
the borough and it is acknowledged that a university contributes substantially 
to the local economy through direct employment, students spending, parents 
of students, lecturers and support staff, as well as visitors to conferences and 
events hosted by the University. Improvements and expansion of the 
University may also raises the borough’s profile, and would have a catalytic 
regenerative effect on Roehampton, which could encourage other 
organisations and businesses to locate there stimulating further activity. The 
University states that students also provide a quality employee market for 
local businesses and also get involved in volunteering making specific 
contributions to groups in Roehampton such as Regenerate, the Allotment 
Society, the Move project and various sports and volunteering projects. 
Roehampton University is the highest non-public sector employer in the 
Borough and it states that the vast majority of its employees come from the 
local areas.  
 
6.9 In their draft Masterplan the University have outlined their objective of 
developing its “full potential for distinctiveness and building a sustainable, 
international reputation for academic excellence.” The University asserts that 
it needs to invest in its estate in order to compete successfully in the higher 
education sector by providing modern, fit for purpose academic and 
residential accommodation. Campus accommodation is a key attraction for 
prospective students.  
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6.10 The current need for student accommodation in this academic year 
2012-13 is circa 2,400 bed-spaces. The shortfall in provision is circa 900 bed-
spaces based upon the benchmarked offer outlined above and the available 
accommodation on campus of 1500 bed-spaces.  
 
6.11 Were the sites for near 1,500 bed-spaces, as identified in the draft 
Masterplan, to be developed as indicated there would remain a shortfall of 
circa 1500 bed-spaces in 2020 with a forecast for student number growth of 
circa 1,500 over this period. 
 
6.12 Roehampton University has stated that they would not be able to afford 
to keep Downshire House or its site if both are not changed to serve the core 
business of the University – teaching and student accommodation. In 
reviewing the design of the south-east building, it has informed that by 
reducing the building by say just 12 bedrooms would make the whole building 
unviable, raising the build costs per bedroom to an unacceptable level. A 
construction cost schedule and finance model has been provided to 
demonstrate this.  
 
6.13 The amendments to the south-east block with the loss of six bed-rooms 
poses a challenge to the viability of the development but the University feel 
they can absorb the changes. In line with paragraph 90 of Planning Policy 
Statement 5 they are of the opinion that the proposed harm to the setting has 
been minimised by the proposals with the development the minimum that 
would be viable whilst realising the optimum viable use of the site for 
residential education and training purposes.      
 
6.14 The applicants have informed that further alternative arrangements for 
the south-east building have been explored but nothing has been achieved 
that retains a sufficient number of bedrooms, along with adequate space for a 
vehicle to access the rear of the site when required. Reducing the building 
back to the line of the current terrace and creating basement accommodation 
to mitigate the loss of bedrooms from the reduced footprint has been 
discounted due to the concern over the poor quality of accommodation that 
would be created for occupiers and the impact to the nearby root protection 
area of the nearest tree. Were more substantial revisions possible then 
English Heritage believe an exemplary from of development could potentially 
be achieved that satisfies the accommodation requirements of the University 
without cost to the historic environment. As it stands English Heritage still find 
that there is much to admire in the proposals.   
 
6.15 The desire of the University to maximise the development on each of 
its sites is understandable and the continued improvements to Roehampton 
University is encouraged and supported by adopted policy PL15 and London 
Plan policy 3.8. The continued investment in Roehampton from the 
development itself and its ongoing occupation is a clear benefit along with the 
securing of a viable sustainable use for the site.   
 
6.16 Under the NPPF the benefits the development brings to the site and 
surrounding area need to be balanced against the resulting harm to the 
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setting of the grade II* listed buildings and conservation area in which they 
reside. The loss of open space, mature trees and impingement on the setting 
of one of the borough’s most significant domestic properties and conservation 
areas needs to be given great weight as do the identified benefits resulting 
from the development.  
 
6.17 The balance of harm to benefits is extremely fine. English Heritage has 
given support to the buildings to the north in principle and identified merit in 
their form. They have stated that a ‘modest reduction in size to the proposed 
building on land South of Downshire House could preserve the open aspect 
and allow for the development to be achieved with no harm to the setting of 
the listed building’. Whilst the modest amendments received do not quite 
achieve this, they do reduce the harm tilting the delicate balance, and under 
the terms of paragraph 134 of the NPPF it is considered that the benefits 
proposed could outweigh the harm identified to the setting of the listed 
building and conservation area.  
 
 
7 Tall Building Assessment  
7.1 Under policy IS3 and now DMPD policy DMS4, tall buildings (those 5-
storeys and above) in this part of the borough are likely to be inappropriate. 
The only building that triggers the Council’s tall buildings policy is the north-
west block, which rises to five-storeys on its west wing. Given the topography 
of this part of the site with the slope falling away from Downshire House the 
impact of the fifth floor element over the reminder of the building which is four-
storeys is not appreciable and the additional harm to the setting is minor. 
 
7.2 Proposals for tall buildings must be assessed against the following 
criteria outlined under policy DMS4:  
 
 i. Social Inclusion, environmental health and economic vitality: The 
proposals bring the site of Downshire House into active use and enables the 
University to protect the assets of both the House and the grounds and to 
secure their sustainable future. The proposals include the return of the 
Watchers sculptures. The development would potentially allow for controlled 
public access so that the local community can enjoy the site while offering 
some protection to the listed assets. The local community would be able to 
book rooms within Downshire House, as they can for the whole University 
estate, for local events, lectures or meetings. 
 
 ii. Transport: The Transport Assessment does not foresee overriding 
problems on the public transport or road network. The amount of parking is 
considered appropriate. The University Travel Plan would be updated to 
include the site. 
 
 iii: Climatic Effects: A Daylight & Sunlight Assessment has been carried 
out to access the impact of the proposals, including the North West building, 
on the surrounding context and buildings. The report concludes that the 
proposed development fully accords with BRE guidelines. The North West 
residence is sited in open ground and is not considered to pose a detrimental 
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impact on wind movements around the site. Due to the nature of the buildings 
use the proposed elevations are not highly glazed and the proposed materials 
for the external walls are not reflective, the proposals are therefore not 
considered to pose a detrimental impact with regards glare or the generation 
of heat islands.   
 
 iv and vii. Visual impact, Massing and Scale: A visual impact study 
accompanies this submission including Verified CGI’s showing how the 
proposed scheme sits within its context including the view from and towards 
Downshire House and from Roehampton Lane. The impact of the fifth floor 
element over the reminder of the building which is four-storeys is not 
appreciable and the additional harm to the setting is minor. The building would 
be lower in height than Downshire House and approximately half the height of 
Binley House.  
 
 v. Historic Environment: The layout, scale and design of the new 
building have been informed by an appreciation of the historic significance of 
the listed building within whose curtilage they will sit, and that of its setting and 
other heritage assets in the vicinity. It remains that by constructing a block of 
accommodation on this land, the aesthetic and historic value of Downshire 
House’s and neighbouring Binley House’s parkland setting is harmed in some 
way by virtue of the introduction of a built form on what is currently open land.  
 
 vi. Land Use Pattern: The provision of 204 student bedrooms in three 
residences would be compatible with the existing use of the site and the 
overall character and appearance of the surrounding area given the mix of 
uses in the locality. The site is within close walking distance of the other 
University sites, and would enhance the University’s accommodation 
provision.     
 
 vii. Massing and Scale: The scale of the proposed building does not 
compete with much larger Binley House and is lower than Downshire House, 
given the topography of the site. The fifth floor is only present on the west end 
of the building.  
 
 viii. Townscape:  As stated in iv. 
 
 ix and x. Streetscape and characteristic alignment: The north-west 
building would be located north of the historic field boundary, between the 
lower lawn and Binley House, and so does not have a impact on the 
streetscape. The building has its main frontage onto the lower lawn, thereby 
framing it with the north-east building. The west wing runs parallel to the 
historic field boundary, thereby reinforcing it presence. The two main wings of 
the building form an ‘open book’ arrangement to Binley House.      
 
 xi and xii. Public Space and Access: The University of Roehampton 
currently have an open doors policy to their various sites. Whilst not 
guaranteed, the development could potentially allow for controlled public 
access to the local community during daylight hours. Full details of the 
landscape proposals are included in the Landscape report. 
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 xiii and xiv. Maintenance and Management: The buildings and grounds 
will be managed by the University’s Department of Property and Facilities 
Management which undertakes all work in relation to maintenance of buildings 
and grounds. The site will be protected by CCTV which is monitored 24/7 as 
well as a security officer as needed. The proposals include for a warden’s flat 
who would be resident on site. 
 
 xv. Financial and Technical Credibility of Design: There is no reason to 
believe that the architectural quality of the building proposed will not be 
followed through in the finished building.  Stringent conditions should be 
applied to ensure the architectural quality is delivered were the proposals to 
be approved.  
 
 
8 Standard of accommodation  
8.1 The accommodation would be formed of cluster flats, with a shared 
kitchen/living/dining room serving between 5 and 9 bedrooms, which all have 
their own en-suite bathrooms and work space. Each communal 
kitchen/living/dining and every bedroom would have access to good outlook 
and sunlight/daylight. In accordance with policy DMS1, the proposal has been 
designed to be accessible for all; it comprises DDA compliant living 
accommodation with 4 fully accessible bedrooms and 4 disabled parking bays 
for students of these rooms. The grounds of Downshire House would provide 
ample amenity space for the students. With a suitable glazing specification the 
accommodation that fronts Roehampton Lane would achieve a reasonable 
internal noise environment. The provision and quality of the student 
accommodation meets an identified need in accordance with policy DMH9.   
   
 
9 Community Safety/Designing Out Crime 
9.1 The design proposals incorporate the principles of ‘secure by design’. 
The site perimeter will be secured by new boundary treatment, details of 
which would be subject to condition. The University currently intends that the 
site would be publically accessible during daylight hours but are unable 
commit to this in the future. The layout of the buildings would provide natural 
surveillance from occupiers to all parts of the site, which would be 
supplemented by CCTV and an onsite warden. The proposals accord with 
policy DMS1 which requires developments to provide safe and inclusive 
environments.    
 
9.2 Objections raised to the scheme on the grounds that students are 
susceptible and easy targets for crime and drug dealers is not an argument 
that could be reasonably supported.        
 
 
10 Amenity Impact 
10.1 Policy DMS1 requires that new developments do not harm the amenity 
of occupiers/users and nearby properties through unacceptable noise, traffic 
congestion, over shadowing, overbearing, unsatisfactory outlook, privacy or 
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sunlight/daylight. 
 
10.2 Daylight/Sunlight: A sunlight and daylight has been undertaken for the 
proposed development and its impact on neighbouring properties.  
 
10.3 The lowest floor of the Queens Mary’s Place development opposite is 
too high and too far away to be materially affected by the proposed 
development. All the windows within Cedar Cottages to the north meet the 
daylight assessment as do the former South Thames College building to the 
south. Of the 48 windows facing the site within Binley House, 6 bedroom 
windows situated on the second floor fall below the British Research 
Establishment (BRE) guidelines, with two falling only just below. The 
assessment found that the main loss of daylight to the bedrooms was a result 
of the balconies above the rooms as opposed to the development itself. 
Accordingly, it is not considered that the daylight to the building would be 
adversely affected by the development. Adjacent to Binley House is the new 
residential development which was also assessed and found to be not 
materially affected.  
 
10.4 In accordance with BRE Report, all windows within 90degrees of due 
south have been assessed for annual probable sunlight hours. All 71 windows 
assessed meet the BRE criteria for sunlight, both during winter months and 
over the course of the year.       
 
10.5 In terms of overshadowing, the rear external area of Cedar Cottages is 
a landscaped car park, as such it does not constitute an amenity area for the 
purposes of the BRE. In any event, the evergreen trees along the common 
boundary should shield the ground area from any influence by the nearest 
proposed building.  
 
10.6 Privacy and Outlook: The impact of the proposed development on the 
privacy of the existing residents that neighbour the site has been assessed, 
particularly in light of concerns raised with regard to overlooking from 
balconies and full height windows. The layout of the individual buildings and 
their relationship to the surrounding properties has been given due 
consideration in the design and positioning of the buildings. All windows within 
the north-west block that face towards Binley House would be more than 
20metres away which is a reasonable distance to ensure privacy for existing 
occupiers is not unduly harmed. Trees would be planted close to the boundary 
in order to provide a further buffer between the two developments.  
 
10.7 There are no windows proposed to the north elevation of the north-east 
building that could overlook Cedars Cottages. The second floor external 
walkway would be fitted with a privacy screen at its northern end to restrict 
views of the neighbouring property, though it is acknowledged that even 
without this the evergreen boundary hedge and high parapet of the two-storey 
section of building that runs adjacent to the north boundary would do much to 
prevent views to Cedar Cottages from this location.   
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10.8 The east elevation of the north-west building would have full height 
windows serving the shared kitchen/living/dining rooms and for bedrooms 
glazed doors opening onto shallow balconies. The building runs at almost 90 
degrees to Cedar Cottages to its north east with the nearest shared 
kitchen/living/dining room 24metres from its rear elevation and the nearest 
bedrooms 25metres. Whilst a reasonable distance would exist between the 
two properties, it is considered prudent to reduce the opportunity for 
overlooking from the kitchen/living/dining rooms, which would experience a 
high level of activity, with the requirement that the full height windows be fixed 
shut and fitted with obscured glass to a height of 1.7metres above finished 
floor level.        
 
10.9 There would be a change of view for a substantial number of properties 
surrounding the site with buildings occupying land that is currently 
undeveloped. Whilst the change for residents is acknowledged, the right to a 
view across neighbouring land cannot be protected under planning, unless it 
is of strategic importance. With the buildings more than 20m away from the 
surrounding properties and set at juxtapositions, a general open outlook from 
neighbouring windows would be preserved.    
 
10.10 The building to the south is not used for residential purposes and as 
such privacy and outlook do not have the same level of protection.  
 
10.11 Noise and Disturbance: Concerns from residents have been raised 
about students late night noise and general anti-social behaviour. The 
distance of buildings from neighbouring properties, the presence of trees on 
the boundary and the fixed shutting of the east elevation windows to the 
kitchen/living/dining rooms should assist in mitigating potential noise levels, 
however, there would inevitably an increase in noise experienced by 
neighbours compared to the existing open site. If a problem were to arise it 
could be investigated and appropriate action taken by the Council’s 
Environmental Services Team or if on the street, then a matter for the police. 
Importantly, the presence of a live in warden on site should assist the 
University in managing student behaviour and making a speedy response to 
inappropriate conduct.  
 
10.12 The impacts of the proposed development on the amenity of existing 
residents has been considered and it is concluded that there would not be a 
detrimental impact to amenity which would result in the proposal being 
contrary to DMS1.  
 
 
11 Highways and Transportation 
11.1 Policy DMT1 of the DMPD, is concerned with the transport impacts of 
development and sets out what information should accompany an application 
in order to assess the relevant transport implications and advises that 
development will be permitted where it does not have an impact on the 
transport system, including public transport capacity and the highway network. 
Policy DMT2 sets out the parking and servicing requirements of new 
developments. London Plan policy 6.13 relates to parking and gives maximum 
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standards for car parking in developments, along with parking standards for 
disabled people and identifies an appropriate balance being struck between 
promoting new development and preventing excessive car parking provision 
that can undermine cycling, walking and public transport use. Downshire 
House is located in an area with a moderate (3 – medium) public transport 
accessibility level and limited parking control. It is linked with good routes for 
pedestrians and cyclists to connect with Barnes Station. Few roads in the 
vicinity of this development namely Rodway Road and Akehurst Street have 
CPZ operating weekdays from 1000hrs to 1100hrs while Beech Close has 
single yellow line on its southern side.  
 
11.2 Although the site would see a net reduction of 23 car parking spaces 
and car use is predicted to fall compared to the existing permitted use of the 
site, observations indicate that there is sufficient capacity on roads in the 
surrounding area to accommodate additional cars should demand arise. 
Nonetheless, it is recommended that future occupants of the site be excluded 
eligibility for car parking access to the CPZ. Four on site car parking spaces, 
which would be allocated to disabled users, would be provided adjacent the 
south-east building. These would have an adequate turning area that would 
ensure that cars could enter and leave the site in a forward gear. The existing 
vehicular access off Roehampton Lane would be retained albeit with minor 
modification. 
 
11.3 With regards to the vehicular journeys associated with this 
development, both the applicant’s and Council’s vehicle estimates are 
significantly less than those predicted for the existing D1 use of this site. 
Therefore, the development the proposal as it stands would not result in an 
unacceptable impact to the road network.  
 
11.4 Local residents have expressed concern about over crowding on the 
buses that run along Roehampton Lane. Given that the other University sites 
are within short walking distance the Transport Assessment found that there 
would be a negligible increase in demand for buses and impact to public 
transport.   
 
11.5 Cycle racks for a total of 105 bikes would be provided at different 
locations around the site. This provision is in accordance with the standards 
set out in the TfL’s cycle parking guidelines. The location of the racks is 
convenient and secure; however no details of providing shelter to the racks 
has been given. Full details would therefore need to be subject to condition.  
 
11.6 Subject to the applicant submitting a Construction Management Plan 
(CMP), Delivery and Service Management Plan (DSMP) and update the 
University Travel Plan to include the Downshire House site and its students, 
then it is considered that the development proposal would not have any 
noticeable adverse impact on the existing traffic, car parking demand or public 
transport on the adjoining roads and represents a logical and sustainable 
approach that would accord with London Plan policy 6.13 and policies DMT1 
and DMT2 of the DMPD.  
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12 Sustainability and Energy 
12.1 In terms of sustainability and energy, Core Strategy policy IS1 – 
supporting measures to promote sustainable development, is concerned with 
sustainable development and looks to improve energy conservation and 
efficiency and contributions to renewable energy, whilst policy IS2 – 
sustainable design, low carbon development and renewable energy, is 
concerned with sustainable design, low carbon development and renewable 
energy, and policy DMS3 of the DMPD provides further direction regarding 
information requirements to demonstrate compliance with the Core Strategy 
Policies. Policy 5.1 – climate change mitigation, 5.2 – minimising carbon 
dioxide emissions, 5.3 – sustainable design and construction and 5.7 – 
renewable energy of the London Plan look at sustainability and energy.  Policy 
supports measures to improve energy conservation and efficiency and 
contributions to renewable energy generation. 
 
12.2 The energy and sustainability strategy of the proposals are set out in 
the Sustainability and Energy Statement and supported by a BREEAM Pre-
assessment submitted with the application.  These documents have been 
taken into consideration and independently assessed, following clarification 
and addendum information they are considered to be sound.   
 
12.3 The proposals follow the energy hierarchy through the following 
proposals: 
 
 - Good energy fabric u-values, good thermal bridge detailing 
(accredited construction details), low air leakage (3m3/m2/h at 50Pa)  with 
mechanical ventilation and good levels of natural light.  
 -  The use of an 80kWth gas-fired CHP, sized in accordance with 
predicted the hot water demand. The capped off flow and return pipework 
would enable future connection to a district heating network should one 
become available.  The CHP will save 83 tonnes of CO2 and reduce overall 
CO2  emissions by 46% from the Target Emission Rate (TER).  
 - A small (3%) reduction in CO2 emissions is possible from installing a 
100m2 PV array. However, since the development is already meeting a 46% 
reduction in CO2 emissions from the TER the University feel this would not be 
a worthwhile investment to which there is consensus. 
 
12.4 The applicant has stated that BREEAM ‘Very Good’ will be the 
minimum achieved and so in summary the proposals are found to address the 
requirements of DMS3 and London Plan Policy 5.2. 
 
 
13 Flood Risk 
13.1 Policies DMS5 – management of flood risk, DMS6 – development 
criteria for Sustainable Drainage Systems and DMS7 – requirement to consult 
with Environment Agency of the DMPD relate to managing flood risk and 
sustainable drainage. 
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13.2 The site is located in Flood Zone 1 which means the risk and impact of 
flooding is low. As per the London Plan (July 2011), the developer has 
committed to limit surface water runoff from the site to the greenfield runoff 
rate for all events up to and including the 100 year storm event taking into 
account climate change. This is to be achieved using attenuation storage 
tanks with a controlled discharge to the main surface water sewer and 
incorporate sustainable urban drainage measures such as the provision of 
green roofs. The Environment Agency is satisfied with the measures proposed 
subject to them being controlled by condition.   
 
13.3 It is considered that the proposals subject to condition can satisfy the 
requirements of policies DMS5 and DMS6 in order to effectively manage flood 
risk and water resources.  
 
 
14 Arboriculture and Landscaping 
14.1 The Landscape Design assessment that accompanies the application 
identifies benefits to the landscaping of the Downshire House. These include 
the removal of some self sown trees which would allow historically important 
mature trees to achieve prominence; the retention and restoration of the lower 
lawn and summer house with restored paving, evergreen hedging and border 
planting; additional planting within the herbaceous woodland garden that 
forms an historic field boundary and restoration of a path that runs through it; 
re-instatement of listed sculpture The Watchers; and the provision of improved 
landscaping with formal planting and resin bound gravel surface immediately 
to the front of the Downshire House.  
 
14.2 It remains, however, that the with the removal of 26 existing trees, 
including 13 covered by a Tree Preservation Order that there would be harm 
caused to components of the landscape setting of Downshire House. The 
bank of mature trees on the north eastern lawn that forms a frontage to 
Roehampton Lane is extremely valuable in terms of the public amenity. 10 of 
the trees in this part of the site are subject to a TPO and the erection of a 
building in this location would require the removal of nine of them, including 
the Yew hedge located on the southern part of the lawn. Three of the trees 
are graded as Category A and four as Category B (in accordance with BS 
5837) and should be retained where possible.    
 
14.3 Replacements are proposed with the planting of 21 trees; two to the 
front of the south-east building, seven to the front of the north-east building 
and 12 adjacent the west boundary. The planted trees would comprise Lime, 
June Berry and Oaks.  
 
14.4 Once established the nine trees to the Roehampton Lane frontage 
would provide a positive green element between the buildings and street, 
however, given the maturity of the existing it is very unlikely that they would 
ever provide the same level of visual amenity that is currently afforded. In this 
respect the felling of the high Category trees poses a stern challenge to policy 
DMO5(i), which seeks to retain trees of amenity value.  
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14.5 From an arboricultural perspective, it would be preferable to find an 
alternative location for the building such as set back behind the walled lower 
lawn or on the main lawn which runs from the House. These options were 
considered by the applicant in consultation with English Heritage and Council 
but found to be unacceptably harmful to the heritage asset of the 20th century 
lower garden and the views of significance to and from the main House. In 
weighing up the balance between the alternative locations and their impact on 
the heritage assets, the loss of the existing trees and the proposed landscape 
improvements including the planting of replacement trees, it was considered 
that the loss of the trees as mitigated by the replacement planting could be 
accommodated in the interests of the heritage assets on site.     
 
14.6 It is acknowledged that the considered weight that should be applied to 
the preservation of the historical significance and the protection of trees of 
high amenity value can vary for individuals. However, in this instance with 
Downshire House classified as within the top 8% of listed buildings in the 
country the preservation of its historic setting has been given greater weight 
and the extent of replacement tree planting considered appropriate given the 
confines of the remaining site and relationship to the new buildings. In this 
respect the proposals could be deemed to accord with London Plan Policy 
7.21 and DMO5(ii) which requires developments that result in the loss of trees 
to propose adequate tree replacement strategies. The wider landscaping 
proposals could accord with Polices 5.10 which seeks ‘urban greening’ within 
new developments and Core Strategy Policy PL4 and DMS1 which require 
developments to introduce new and enhanced landscapes.  
 
14.7 Following concerns raised over the impact of the development on the 
Cedar tree on the adjoining site to the north, the applicant’s Arboricultural 
Consultant carried out a further inspection. The tree was found to be suffering 
from advanced decay with additional cavities on the tree from when it was last 
surveyed in 2012. It was assessed as falling within the U category 
classification as it is ‘highly likely’ to suffer a ‘catastrophic failure’, within the 
next decade. 
 
 
15 Ecology and Environment  
15.1 The site is not within or adjacent to a sensitive area as defined by 
regulation 2(1) of the EIA Regulations. The nearest part of Richmond Park, 
which is a ‘sensitive area’ is approximately 400m with urban development in 
between.  Given the nature and scale of this proposal, Natural England is 
satisfied that there is not likely to be an adverse effect on this site as a result 
of the proposal being carried out in strict accordance with the details of the 
application. 
 
15.2 A Phase 1 Habitat Survey of the site was undertaken in October last 
year and identified that there was a low risk of impact to invertebrates, reptiles 
and amphibians. Further surveys for such species were considered 
unnecessary. Precautionary measures to minimise the residual risk of impact 
to these species are detailed in the Habitat Survey and something that would 
be sought by condition should permission be granted. Some mature trees 
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proposed for removal were identified as possible locations for roosting bats 
and nesting birds. As requested by Natural England a further bat survey was 
undertaken to determine the presence or absence of roosting bats. The 
survey did not observe any bats emerging from or re-entering the trees 
proposed for removal. Low numbers of common pipistrelle Pipistrellus 
pipistrellus and soprano pipistrelle Pipistrellus pygmaeus bats were observed 
foraging and commuting over the site and in adjacent habitats.  
 
15.3 The majority of mature trees and foraging habitat on the site is 
proposed for retention and protection within the development. Therefore, it is 
considered unlikely, that bats are roosting on the site or that bats would be 
significantly impacted by the proposed development. No further bat surveys or 
mitigation were considered necessary for legal compliance. However, to 
minimise any residual risk of impact, standard precautionary measures, are 
suggested and would be required by condition. No signs or evidence of 
badgers or hedgehogs were observed on the site or nearby.  Suggestions to 
enhance the value of the site for local wildlife and precautionary measures for 
birds are included in the Habitat Survey. The development would be in 
accordance with policies 7.19 of the London Plan and Core Strategy PL4 and 
DMO4 of the DMPD.  
15.4  The proposed student accommodation is not expected to give rise to 
significant impacts on air quality and any construction impacts are temporary 
and could be mitigated through the use of appropriate planning conditions. It 
would be unlikely that the proposal would have a discernible impact on local 
air quality as a result of additional vehicle movements on the local road 
network. In terms of the site containing contaminating substances, the Site 
Appraisal and Contaminated Land Preliminary Assessment (ref.031349 dated 
9.01.2013 rev.00) concluded that the overall likelihood of significant 
contamination linkages being present on the site is ‘low to very low’. The 
development in terms of pollutants and the environment would accord with 
policy IS4.    
 
16 Waste Management  
16.1 The management arrangements would provide a daily collection of 
refuse and recycling from each of the residences and take it to the 
Roehampton Lane Campus using their own small flatbed fleet of vehicles for 
consolidation and collection. The Roehampton Lane campus has a weekly 
collection. The service and collection area for the waste would be to the front 
of the south-east building.  
 
16.2 Should for some reason collection not be possible on a particular day it 
has been demonstrated that there would be sufficient space for the bins to be 
housed on site for a short period. There is suitable space provision for bulky 
items of waste awaiting collection. Collection vehicles would be able to enter 
and leave the site in forward gear. The provisions meet the requirements of 
policy DMS1.   
 
 
17 Archaeology  
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17.1 The site is located in an Archaeological Priority Area and therefore in 
accordance with policy DMS2 an archaeological desk based assessment has 
been undertaken. The assessment found that site is considered to have a 
potential for the prehistoric, Anglo Saxon, Medieval, Post Medieval and 
Modern periods. Saxon period occupation elements have been previously 
recorded east of the site. Given that remains of national significance are not 
anticipated at the site, there is not a requirement to undertake any 
archaeological fieldwork prior to determination of the planning application. 
Further investigations would be subject to condition.  
 
 
18 Conclusion 
18.1 The proposed use of the grounds of Downshire House for student 
accommodation (Class C2 Use) and the House itself for teaching is consistent 
with the current use of the site for education purposes and in accordance with 
London Plan policy 3.18 and DMPD policy DMC1 and DMC2, which seek to 
preserve and encourage new and improved community facilities.  
 
18.2 As required by policy DMO1 the proposed buildings and their use by 
students would be linked to a key functional use of the open space as an 
informal amenity area and the space retained would continue to offer a range 
of benefits by providing a positive contribution to amenity and recreation 
through greater use of the space. 
 
18.3 Each of the proposed buildings has some merit in design and 
appearance.  
 The approach of calm simplicity to the building facades picking up on 
the proportions and rhythms of the Georgian house works well and also sits 
comfortably within the context of the 1950s Binley House to the north-west in 
accordance with London Plan policy 7.6, Core Strategy policy IS3 and DMPD 
policy DMS1. English Heritage consider the north-east building a well-
considered street elevation and the north-west one that mediates well 
between 18th century Downshire House and 20th century Binley House. 
 
18.4 It remains however, that given the importance of the generous areas of 
green space that form an attractive visual setting for the buildings, the 
intrusion into this space would detract from the setting of the both 
neighbouring listed buildings and character and appearance of the 
conservation area. In this respect the projection of the south-east building rear 
of Downshire House is of a particular concern and poses a challenge to policy 
DMS2 and The Alton Conservation Area Appraisal & Management Strategy, 
which seek to protect heritage assets.  
 
18.5 The harm to the heritage assets has been assessed as less than 
substantial. Whilst extremely finely balanced, under the terms of paragraph 
134 of the NPPF it is considered that the benefits proposed outweigh the 
harm identified to the setting of the listed building and conservation area. This 
balance of benefits to harm is a key consideration for the Committee.   
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18.6 At five-storeys the north-west building must be assessed under the ‘tall 
building’ criteria of policy DMS4. Given the topography of this part of the site 
with the slope falling away from Downshire House the impact of the fifth floor 
element over the reminder of the building which is four-storeys is not 
appreciable and the additional harm to the setting is minor. 
 
18.7 The resulting loss of the mature trees to the Roehampton Lane is a 
particularly negative aspect of the development and ideally would be avoided. 
In this instance the preservation of its historic setting has been given greater 
weight and the extent of replacement tree planting considered appropriate 
given the confines of the remaining site following development and 
relationship to the new buildings. As such the proposals could be deemed to 
accord with London Plan Policy 7.21 and DMO5(ii) which requires 
developments which result in the loss of trees to propose adequate tree 
replacement strategies. The wider landscaping proposals could accord with 
Polices 5.10 which seeks ‘urban greening’ within new developments and Core 
Strategy Policy PL4 and DMS1 which require developments to introduce new 
and enhanced landscapes.  
 
18.8 The provision and quality of the student accommodation meets an 
identified need in accordance with policy DMH9. The proposals accord with 
policy DMS1 which requires developments to provide safe and inclusive 
environments. With suitable conditions for screening and obscured glazing the 
development would not unduly harm the amenity of occupiers/users and 
nearby properties through unacceptable noise, traffic congestion, over 
shadowing, overbearing, unsatisfactory outlook, privacy or sunlight/daylight in 
accordance with policy DMS1.  
 
18.9 Subject to the applicant submitting a Construction Management Plan 
(CMP), Delivery and Service Management Plan (DSMP) and update the 
University Travel Plan to include the Downshire House site and its students, 
then it is considered that the development proposal would not have any 
noticeable adverse impact on the existing traffic, car parking demand or public 
transport on the adjoining roads and represents a logical and sustainable 
approach that would accord with London Plan policy 6.13 and policies DMT1 
and DMT2 of the DMPD.  
 
18.10 With regards to sustainability, The London Plan Energy Hierarchy has 
been followed and BREEAM ‘Very Good’ will be the minimum achieved in 
accordance with IS1, IS2 and DMS3 along with London Plan Policy 5.2.  
 
18.11 Subject to conditions, matters relating to flood risk, sustainable 
drainage and waste management and archaeology are considered to have 
been appropriately addressed and in accordance with the relevant policies.  
 
18.12 Having considered national, regional and local policy, the 
representations received in response to this planning application and other 
material considerations, all set out throughout this report, the development is 
considered, to be generally in line with the NPPF, London Plan and Council 
policies, and is therefore considered to be acceptable.  
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RECOMMENDATION: A) Approve subject to the following conditions:-  
 
 
1 This development shall be begun within 3 years from the date of this 

permission. 
To comply with Section 91 of the Town and Country Planning Act 1990. 
 

2 Full details of existing and proposed site levels shall be submitted to and 
approved by the local planning authority before the development commences.  
To ensure the development relates satisfactorily to its surroundings, and in 
accordance with Council policy DMS1. 
 

3 Notwithstanding any materials specified in the application, details and samples 
of materials proposed to be used on all external surfaces of the development 
shall be submitted to and approved by the local planning authority prior to the 
commencement of development. The development shall be carried out in 
accordance with the approved materials.  
In order to assess the suitability of the proposed materials, in the interests of 
the appearance of the locality, in accordance with Council policy DMS1. 
 

4 The approved refuse and recycling storage facilities shall be provided before the 
occupation of the buildings and thereafter permanently retained, unless other 
wise agreed in writing with the local planning authority.  
In the interests of amenity and hygiene, in accordance with Council policy 
DMS1. 
 

5 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995 or any Order revoking, amending and re-
enacting the Order the new buildings shall be used  as a residential college  and 
training centre only and no other purpose within Class C2 or Class C2A of the 
Schedule to the Town and Country Planning (Use Classes) Order 1987 (as 
amended), or in any provision equivalent in any statutory instrument revoking 
and re-enacting that Order with or without modification.  
The accommodation provides for an identified need and its loss would be 
contrary to policy DMH9 and in order to safeguard the amenities of the 
neighbourhood by ensuring that other uses which could cause a loss of amenity 
do not commence without prior approval. 
 

6 Prior to the first occupation of the development details of proposed boundary 
treatment to the site, including that proposed to the Roehampton Lane frontage, 
shall be submitted to and approved by the local planning authority. Such details 
as may be approved shall be carried out prior to occupation of the buildings.   
To ensure a satisfactory appearance and to accord with Council policy DMS1. 
 

7 Details of landscaping and treatment of parts of the site not covered by 
buildings, to include details of parking areas, surface treatment, pedestrian 
paths, lighting, CCTV, street furniture, works to trees, species of new planting 
and any existing plants/trees to be retained, shall be submitted to and approved 
by the local planning authority before the development commences. All planting, 
seeding or turfing included in the approved details shall be carried out prior to 
the occupation of any part of the development, or in accordance with a 
programme agreed in writing with the local planning authority.   
To ensure a satisfactory appearance, in accordance with Council policy DMS1. 
 

8 The landscape works and planting (including tree planting) shown on the 
approved drawings shall be carried out prior to the occupation of the 
development, or in accordance with a programme agreed in writing with the 
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local planning authority.  
To ensure a satisfactory appearance, in accordance with Council policy DMS1.  
 

9 Any trees or shrubs planted as part of a landscape scheme approved as part of 
this decision, or arising from a condition imposed on this decision, which within 
a period of five years from the completion of the development is found to be 
dead, removed, or becomes seriously damaged or diseased, shall be replaced in 
the next planting season with others of similar size and species. 
To safeguard the appearance of the development, in accordance with Council 
policy DMS1.  
 

10 Details of the means of protecting the trees (which are to be retained) from 
damage during building works shall be submitted to and approved by the local 
planning authority before the commencement of any demolition, building or 
other work. Such protection shall be installed and retained as approved 
throughout the period of works. The Council’s Arboricultural Team shall be 
given written notice 24 hours prior to works to trees commence.     
To safeguard the trees in the interest of the amenity of the area, in accordance 
with Council policy DMO5 (b). 
 

11 The parking areas shown on the approved plans (including cycle provision) 
shall be provided before the occupation of the South-East building, and unless 
otherwise specified and agreed in writing by the local planning authority shall be 
retained for parking purposes for the users of the development and for no other 
purpose.  
To ensure adequate arrangements are made for off-street disabled parking in 
accordance with Council policy DMT2. 
 

12 Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 1995, or any future re-enactment of that Order, no 
satellite dishes, telecommunications masts or equipment or associated 
structures, shall be installed on the building without the prior written approval of 
the local planning authority.  
To protect the appearance of the building, and accord with Council policy DMS9. 
 

13 No water tanks, plant, lift rooms or other structures shall be erected upon the 
roofs of the approved buildings without the written approval of the local 
planning authority. 
To control the appearance of the buildings and safeguard the appearance of the 
area, in accordance with Council policy DMS1. 
 

14  No development shall take place until: 
 
The applicant has secured the implementation of a programme of archaeological 
work in accordance with a written scheme for investigation which has been 
submitted by the applicant and approved by the Local Planning Authority. The 
development shall only take place in accordance with the detailed scheme 
pursuant to this condition. 
The applicant has submitted detailed proposals in the form of an archaeological 
project design, such design should be in accordance with appropriate English 
Heritage guidelines. 
The archaeological works referred to herein shall be carried out by a suitably 
qualified investigating body acceptable to the Local Planning Authority. 
 In order that the archaeological remains that may exist on the site can be 
investigated, in accordance with Council policies DMS2(d). 
 

15 The roofs of the buildings hereby permitted shall not be used as a balcony, roof 
garden, sitting out area or for any purpose of a similar nature without the prior 
written consent of the local planning authority. 
To protect the privacy of neighbours and prevent overlooking, in accordance 
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with Council policy DMS1. 
 

16 The screening to the second floor walkway to the north-east building, shown on 
the approved drawing, shall be completed before the building is occupied, and 
retained permanently afterwards. 
To protect the privacy of neighbours and prevent overlooking in accordance 
with Council policy DMS1(c). 
 

17 The windows to the north most kitchen/living/dining rooms at first, second and 
third floor levels in the east elevation of the North-west building shall be fixed 
shut and glazed with obscured glass to a height of 1.7m above finished internal 
floor level and maintained in obscured glass in the future, unless approved 
otherwise by the local planning authority in writing. 
To control overlooking, and safeguard the privacy of neighbours in accordance 
with Council policy DMS1(c).  
 

18 Prior to the commencement of the relevant part of development, details of the 
noise insulation measures to the building facades in view of Roehampton Lane 
shall be submitted to and approved by the local planning authority. The details 
shall demonstrate that the flats would achieve adequate cooling/ventilation 
throughout the year whilst retaining appropriate internal noise levels. The 
approved measures shall be installed prior to the occupation of the premises. 
To safeguard the amenities of future occupiers, in accordance with Council 
policy DMS1 and DMH4. 
 

19 The development shall not be occupied until a Delivery and Servicing Plan has 
been submitted to and been approved by the local planning authority. The 
development shall not be undertaken otherwise than in accordance with the 
Delivery and Servicing Plan unless otherwise agreed in writing by the local 
planning authority.  
To reduce impacts on the safe operation of the road network in accordance with 
policy DMT2. 
 

20 Prior to works commencing a Construction Management Plan shall be submitted 
and approved by the local planning authority. The Plan should detail the routing 
of construction vehicles, time of arrival and departure, and any proposed 
temporary traffic and pedestrian management measures during the course of 
construction works shall be carried out in accordance with the approved plan. 
In the interests of traffic and general amenity in the area in accordance with 
Council policy DMT1. 
 

21 The development on this site shall be carried out in accordance with the 
following approved drawings submitted as part of the application: 
 
9_1213_P_001A, 110C, 111D, 112D, 113D, 114D, 115D, 120D, 121D, 122C, 123C, 
130A, 131B, 132B, 140B, 141B, 150A, 151A, 152A, 153A, 154A, 155A, 170, 171A, 
172, 173A and 174A.   
 
To ensure a satisfactory standard of development, and to allow the local 
planning authority to review any potential changes to the scheme.  
 

22 The development permitted by this planning permission shall only be carried out 
in accordance with the following mitigation measures detailed within the 
approved Flood Risk Assessment Report, April 2013, unless otherwise agreed in 
writing by the local planning authority. 
To reduce the risk of flooding to the proposed development and future 
occupants in accordance with council policy DMS5. 
 

23 Prior to occupation, evidence (e.g. photographs, copies of installation contracts 
and as-built worksheets prepared under the National Calculation Method) should 
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be submitted to the Local Planning Authority and approved in writing to 
demonstrate that the development has been carried out in accordance with the 
approved energy statement and addendum to energy statement (1220_FILE 
NOTE: Response to Planners on Entergy Statement)  unless otherwise agreed 
by the Local Planning Authority in writing. 
To ensure the implementation of sustainable design, low carbon development 
and renewable energy in line with Council policy IS2. 
 

24 Within three months following completion of each building, unless otherwise 
agreed in writing, a BREEAM Final (Post-Construction) Certificate, issued by the 
BRE (or equivalent accredited body), must be submitted to the Local Planning 
Authority to demonstrate that as a minimum a “Very Good” rating (minimum 
score 63) has been achieved, aspiring to “Excellent”. All the measures 
integrated shall be retained for as long as the development is in existence.  
To ensure the implementation of sustainable design, low carbon development 
and renewable energy in line with Council policy IS2.      
 

25 Development shall not commence until a surface water drainage scheme for the 
site based on sustainable drainage principles, where possible, and an 
assessment of the hydrological and hydro geological context of the 
development has been submitted to, and approved by, the Local Planning 
Authority. The surface water drainage strategy should seek to implement a 
SUDS hierarchy that achieves reductions in surface water run-off rates to 
Greenfield run-off rates in line with the Major's London Plan. The detailed 
drainage scheme should include SUDS measures as set out within the Skelly & 
Couch drainage strategy supplementary note, consisting of the use of green 
roofs, permeable paving and shallow modular attenuation tanks. The surface 
water drainage scheme shall be carried out in accordance with the approved 
details unless otherwise agreed in writing by the Local Planning Authority. 
To ensure satisfactory surface water drainage scheme including SUDS 
measures to reduce the risk of flooding In accordance with council policy DMS5. 
 

26 The mitigation and enhancement measures as outlined in the Phase 1 Habitat 
Survey, October 2012 and Bat Survey, May 2013 shall be implemented in full and 
thereafter permanently maintained unless otherwise agreed in writing with the 
local planning authority.  
In the interests of ecology and habitat preservation and enhancement, in 
accordance with policy DMO4.  
 

27 The Wardens flat at ground floor level within the north-east building shall be 
used only in conjunction with and as ancillary accommodation to the main use 
of the site as a residential college and training centre.  
To prevent the introduction of an independent residential use without prior 
approval by the local planning authority. 
 

28 A Travel Plan for student residents, staff and visitors to the Downshire House 
site shall be submitted to and approved in writing by the local planning authority 
prior to occupation of the development. The Travel Plan shall be implemented as 
approved unless otherwise agreed in writing by the local planning authority. 
In order to promote use of sustainable modes of transport by occupiers and 
users of the site in accordance with policies DMT1 and DMT2.   
 

29 Prior to the of first occupation of the development hereby permitted 
arrangements shall be approved in writing by the local planning authority and 
put in place to ensure that, with the exception of disabled persons, no resident 
of the development shall obtain a resident’s parking permit within any controlled 
parking zone which may be in force in the area at any time.  
In order protect off-site parking conditions within present or future Controlled 
Parking Zones in accordance with policy DMT2.  
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30 No occupation of the approved student bedrooms shall take place until details 
and specification of works with drawings (to a scale of 1:20) covering the 
improvement works of the interior and exterior of Downshire House (grade II* 
ref. LB/141) are submitted to and approved by the local planning authority. No 
more than 90% (189) of the approved student bedrooms shall be occupied until 
the improvement works to Downshire House have been carried out and 
completed in accordance with the approved drawings and specifications, unless 
otherwise agreed in writing by the local planning authority.  
In order to secure and safeguard the special architectural or historic interest of 
the building, in accordance with Council policy DMS2. 
 

31 No occupation of the approved student bedrooms shall take place until a 
method statement and specification for the reinstatement of The Watchers (ref. 
LB/258), to include measures for their ongoing security following re-instatement, 
have been submitted to and approved by the local planning authority. The 
applicant shall make best endeavours to secure the reinstatement of The 
Watchers in its entirety and detailed evidence of what measures have been 
taken shall form part of the method statement. No more than 90% (189) of the 
approved student bedrooms shall be occupied until the reinstatement of The 
Watchers (ref. LB/258) have been carried out and completed in accordance with 
the approved method statement and specifications, unless otherwise agreed in 
writing by the local planning authority.  
In order to secure and safeguard the special architectural or historic interest of 
the building, in accordance with Council policy DMS2. 
 

 
B) Approve Listed Building Consent subject to conditions:-  
 
1 The works shall be begun not later than three years from the date of this 

consent. 
To comply with the requirements of Section 18 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990. 
 

2 No development shall take place until a detailed landscape plan and 
specification of works with drawings (to a scale of 1:20) covering the restoration 
and repair of the lower lawn, walled garden and summer house are submitted to 
and approved in writing by the local planning authority. The proposed on-site 
student accommodation shall not be occupied until the works to the lower lawn, 
walled garden and summer house have been carried out and completed in 
accordance with the approved drawings and specifications, unless otherwise 
agreed in writing by the local planning authority.  
In order to secure and safeguard the special architectural or historic interest of 
the building, in accordance with Council policy DMS2. 
 

3 No development shall take place until details and specification of works with 
drawings (to a scale of 1:20) covering the restoration of the grade II listed gate 
(ref. LB/142) to the north of Downshire House are submitted to and approved by 
the local planning authority. The approved on-site student accommodation shall 
not be occupied until the works to the listed gate have been carried out and 
completed in accordance with the approved drawings and specifications.  
In order to secure and safeguard the special architectural or historic interest of 
the building, in accordance with Council policy DMS2. 
 

4 No occupation of the approved student bedrooms shall take place until details 
and specification of works with drawings (to a scale of 1:20) covering the 
improvement works of the interior and exterior of Downshire House (grade II* 
ref. LB/141) are submitted to and approved by the local planning authority. No 
more than 90% (189) of the approved student bedrooms shall be occupied until 
the improvement works to Downshire House have been carried out and 
completed in accordance with the approved drawings and specifications, unless 
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otherwise agreed in writing by the local planning authority.  
In order to secure and safeguard the special architectural or historic interest of 
the building, in accordance with Council policy DMS2. 
 

5 No occupation of the approved student bedrooms shall take place until a 
method statement and specification for the reinstatement of The Watchers (ref. 
LB/258), to include measures for their ongoing security following re-instatement, 
have been submitted to and approved by the local planning authority. The 
applicant shall make best endeavours to secure the reinstatement of The 
Watchers in its entirety and detailed evidence of what measures have been 
taken shall form part of the method statement. No more than 90% (189) of the 
approved student bedrooms shall be occupied until the reinstatement of The 
Watchers (ref. LB/258) have been carried out and completed in accordance with 
the approved method statement and specifications, unless otherwise agreed in 
writing by the local planning authority.  
In order to secure and safeguard the special architectural or historic interest of 
the building, in accordance with Council policy DMS2. 
 

6 All new external and internal works and finishes and works of making good to 
the retained fabric, shall match the existing adjacent work with regards to the 
methods used and to material, colour, texture and profile, unless shown on the 
drawings or other documentation hereby approved or required by any 
conditions(s) attached to this consent. 
In order to safeguard the special architectural or historic interest of the building, 
in accordance with Council policy DMS2. 
 

7 Written notice of the start of works shall be sent the local planning authority and 
English Heritage at least seven days before the works hereby approved are 
commenced. 
In order that English Heritage and the local planning authority may be given the 
opportunity of monitoring the progress of works on site to ensure the 
preservation of the special interest of the building affected by the works hereby 
approved. 
 

8 Any hidden historic features which are revealed during the course of the works 
shall be retained in situ, work suspended in the relevant area of the building and 
the Council as local planning authority notified immediately. 
In order to safeguard the special architectural or historic interest of the building, 
in accordance with Council policy DMS2. 
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Item No 
Site Address: 

3 
SuMA Community Centre, 20 Tooting Bec Road SW17 
 

Application 
Number: 

2013/2107     Date 
Registered: 

10/05/2013 

Ward: Bedford Officer: Adam Hussain 
Application Type Removal of Condition 
Proposal: Variation of condition 2 of planning permission Ref.2001/3773 granted 

11th March 2002 to allow the permanent extension of hours to 0800 to 
midnight 7 days a week along with the removal of condition 5 of 
planning permission Ref.2006/3322 granted 18th September 2006 to 
allow the use of amplification equipment in connection with the 
approved use.  

Recommendation 
Summary: 

Approve Variation of Condition 

 
SITE DETAILS: 
Ground floor community/prayer centre of two-storey mid-terrace property with 
upper floor flat.  Located on south-west side of Tooting Bec Road.  Similar 
properties adjoin; residential properties in Wheatlands Road adjoin rear. 
Tooting Bec tube station approx. 40m to west. 
 
CONSTRAINTS: 
 
Archaeological Priority Areas 
 
RELATED PLANNING APPLICATIONS: 
 
2002: p.p. for change of use from office to social/educational facility (Use 
Class D1) (Ref.2001/3773). 
2003: temporary variation of condition to allow social/educational facility to 
open on Sundays from 1000 to 2000, until 30th June 2003. 
2003: p.p. for variation of condition 2 of planning permission March 2002 to 
allow an extension of opening times 0800 to 2230 Monday to Saturday and 
1000 and 2200 on Sunday. 
2005: temporary variation of condition to allow use of SuMA centre to include 
prayer facilities (in addition to approved use for educational/community 
training purposes), until 31st August 2006. 
2006: variation of condition to allow continued use of SuMA centre as prayer 
facility (on a permanent basis) in addition to its use for educational/community 
training purposes. 
July 2012: temporary planning permission for variation of condition 2 of 
planning permission Ref.2001/3773 dated 11th March 2002 to allow the 
extension of hours to 0800 to midnight, 7 days a week and removal of 
condition 5 of planning permission Ref.2006/3322 dated 18th September 
2006 to allow the use of amplification equipment in connection with the 
approved use. This consent is temporary and expires on the 31st July 2013. 
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APPLICATION DETAILS: 
Variation of condition 2 of planning permission Ref.2001/3773 dated 11th 
March 2002 to allow the extension of hours to 0800 to midnight 7 days a week 
with the removal of condition 5 of planning permission Ref.2006/3322 dated 
18th September 2006 to allow the permanent use of amplification equipment 
in connection with the approved use.  
 
The application is for permanent variation and removal of the above 
conditions. The facility is currently required to close at 11.30pm by the July 
2012 approval which was made temporary for one year expiring on 31 July 
2013. If this variation of condition application is not granted the facility would 
have to revert to its original closing time of 10.30pm after the 31 July 2013. 
The applicants' advise that in order to observe Ramadan, which is calculated 
by the religious calendar rather than being the same period each year, the 
facility needs to be open until midnight to accommodate prayer after sunset.  
 
Community Infrastructure Levy Estimate 
 
This development is not liable for the Mayoral or Wandsworth CIL. 
 
CONSULTATION:   
 
Number of letters sent 38 
Site Notice 0 
Press Notice 0 
Number of responses received 6 
Number of objections 5 
Number of comments 0 
Number of letters of support 1 
 
Consultation Summary 
5 objections: to rear of site address is area of enclosed housing so noise 
pollution travels easily, will be 50 properties adversely affected, flats 
immediately above and either side will be subject to significant disruption due 
to amplification; on occasions SuMA has held events early on weekend 
mornings or past 11pm noise pollution has been fully audible at 18A Tooting 
Bec Road, extent of noise has meant have been unable to sleep or work & 
have had to leave home, if application is successful this is likely to become a 
daily problem; within a month of temporary permission coming into force there 
were three separate occasions when kept awake at night by noise coming 
from centre despite all windows of home being closed, this is evidenced by 
email sent to the planning department on 16th August, concerned that 
permanent removal of clauses would result in further instances of noise 
pollution, particularly at unsociable hours to detriment of enjoyment of 
property both inside and in garden which backs onto SuMA centre; occupants 
of SuMA centre have asked us to let them know if noise (especially during 
Ramadan) is too loud, which we do appreciate, but do not want this to 
become a regular concern and create any conflict; concerned by negative 
impact on property value. 
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Applicant’s response to objections (dated 24/6/13):  no scientific basis for 
complaint, 20 Tooting Bec Road is part of a row of commercial properties and 
not just part of a closed area of residential housing, mini cab at no. 14, 
pizzeria on corner of Wheatlands Road, Tooting Bec Bar operated past 
midnight, dry cleaners at 18 operate from 7am; no complaints from any 
neighbours; occasional noise problem will not become daily problem as 
demonstrated in the last year; SuMA has skylight windows to rear left open for 
ventilation in summer months, feasible that some reasonable amount of noise 
will escape as with residential properties leaving their windows open; centre 
used seldom at night except for prayers, which are brief and no amplification 
used except during Ramadan and a dozen or so other events; since three 
reported incidences of noise disturbance  in August there has been no further 
cause for concern, always bound to be teething problems. 
 
Further comments from 2 objectors: although SuMA centre is part of row of 
commercial properties, it is the only one which utilises the entire length of the 
property for its activities, other commercial properties, including late night 
uses such as minicab firm and Italian restaurant, have only shopfront based 
activities and use rear for storage with minimal noise; unsociable hours are 
understood by most people as hours in the day when noisy activities would be 
deemed socially unacceptable, are number of elderly residents, young babies 
and children living in area and on this basis would assume 8am until 10pm 
would be sociable; centre has skylight windows opening directly into 
residential area; clearly opening skylights nullifies the effectiveness of sound 
proofing if amplification equipment is used whilst windows are open, suggest 
alternative source of cooling or ventilation, fans or air conditioning, at times 
when centre wishes to use amplification; during previous application were 
informed that amplification would be only during Ramadan, however, applicant 
appears to be requesting equipment is used for another dozen or so events. 
 
Rt Hon Sadiq Khan MP: 'Support the application to permanently extend the 
opening hours of SMA Mosque until midnight and to allow use of basic PA 
system, this is to accommodate prayer facilities primarily in Ramadan, for 
night prayer and six festival days; prayers are integral part of Islamic faith, 
prior to 2012 Ramadan occurred during a period where prayer facilities could 
be offered within the previous opening times, with Ramadan now falling in 
summer centre’s opening times must be extended; PA system is required to 
ensure that hard of hearing & those in other rooms are able to hear 
proceedings; Mosque forms part of residential property, over past 12 years 
they have been good neighbours & contributed enormously to local 
community; in addition to religious programme they organise monthly social 
and cultural events for Muslim and non-Muslim community encouraging 
dialogue and greater understanding between those of different faiths and 
none, they provide range of education classes & careers advice; therefore 
support application'.  
 
RELEVANT PLANNING POLICIES: 
NPPF (2012) DMPD (2012) DMS1 (General Development Principles). 
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PLANNING CONSIDERATIONS: 
 
The main considerations material to the assessment of this application have 
been summarised as follows: 
 

 impact on residential amenity in terms of potential noise and 
disturbance. 

 

0 Principle of Development 
 
This application relates to the extension of operating hours and use of 
amplification equipment.  In principle, this is an acceptable change as it does 
not raise any land use issues by way of changing the use of the premises.  
However, in accordance with Policy DMS1(c), this is subject to an assessment 
of the proposal's impact on residential amenity in terms of potential noise 
disturbance.   

1 Land Use 
The site address has been in use by the Sunni Muslim Association 
(SuMA) as a community centre since at least 2002.  This was as a 
social/educational use until 2005 when a variation of condition was 
approved to allow the facility to be used for prayer.  From 2003 until 
last year the operating hours of the property have been until 2230 
Mondays to Saturdays and 2200 Sundays. In response, primarily, to 
Ramadan falling later within the summer months, when it is sunset and 
therefore prayer times are later, in 2012 the Council received an 
application to extend opening hours until 2330 seven days a week.  
This application also included a proposed removal of condition 5 which 
prohibited the use of amplification equipment. This application was 
approved for a temporary period of one year. 
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1.1 In respect of this previous application, it was recognised that this 
centre has a close relationship with residential properties, with self-
contained flats directly above and residential directly to the rear (with 
the rear yard of the property occupied by a rear extension directly 
abutting neighbours).  It was also the case that the proposed 
operating hours (until 2330) would extend into a period when 
residents could expect a reasonable degree of peace and quiet.  
However, there was no record of noise complaints to the Council's 
Environmental Services - Noise team, and subject to the proposed 
conditions (including a one year temporary consent, and restriction 
that no audible noise shall be heard from outside the premises) there 
were no neighbour objections.  In this context, a one year temporary 
consent was considered to be the appropriate approval in order for 
officers to monitor and ensure the acceptable operation of the facility.  

2 Noise and Disturbance 

2.1 This current application now seeks a permanent extension of 
operating hours into perpetuity with the added extended closing time 
of midnight, not until 2330 as tested under the temporary one year 
consent.  It also seeks the permanent removal of condition 5 
prohibiting the use of amplification equipment. 

 

2.2 The physical circumstances of the application site and its relationship 
with surrounding properties, have not changed, to a material degree, 
since the temporary approval in July 2012.  The Tooting Bec Bar at 
no. 26, which had planning permission to operate until 2330 has 
closed down.  A new café at number 12 has been implemented with 
planning permission for operating hours until 2100 Monday to Friday 
and 2200 Saturdays. A restaurant at no. 32 with planning permission 
until 2330 is still in operation, as is a minicab service at no. 14 which 
operates 24 hours.   The site address still has residential 
accommodation directly above, as well as either side on upper floors, 
and houses to the rear fronting Wheatlands Road.  

 

2.3 Following the temporary consent granted in July 2012 which has been 
in operation over the past year, in response to the public consultation 
for this application to vary the conditions controlling the operation of 
the facility, the Council have received 4 objections from adjoining 
neighbours, and 1 objection from another nearby property.   All four of 
the adjoining neighbours report incidences of noise disturbance from 
the site address, and Planning officers have correspondence from 
August 2012 when a neighbour reported 3 separate incidences of 
noise disturbance at that time.  Significantly, unlike last year’s 
application the residents living directly above the SuMA centre have 
stated in their letter of objection that noise disturbance has been an 
occasional problem.  There is a distinct difference in the level of 
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neighbour response to this application, after extended hours have 
been in operation, compared to last year’s application, and this 
provides an indication that the activities at the SuMA centre have 
been generating noise that is not being contained within the premises.  
Impact on residential amenity is often a key issue to be assessed for 
any planning application relating to the use of premises as a place of 
worship.  In this case, officers recognise that the close relationship 
with residential properties of a centre that now accommodates 
communal prayer, is not ideal in terms of protecting residential 
amenity. 

 

2.4 However, in terms of demonstrating the level of impact on residential 
properties as regards noise disturbance, it is significant that 
Environmental Services - Noise team have not received any noise 
complaints during the course of the year.  A resident did contact the 
Planning Service in August 2012 to report 3 incidences of noise 
disturbance over the preceding 2 weeks.  These were reported after 
the event, but correspondence with the SuMA centre followed and no 
further reports were received.  Whilst responses from adjoining 
residents report noise disturbance at unreasonable levels, 
Environmental Health officers have not witnessed such occurrences 
or been requested to visit the premises, and as such, with the 
proposed hours falling within those Environmental Health would 
generally accept in a commercial parade of this nature, specialist 
advice from Environmental Health officers is that they do not raise an 
objection. 

 

2.5 In the assessment of this planning application, officers must consider 
evidence of noise disturbance during the course of the previous year, 
as well as responses to the statutory public consultation.  The 
Council’s 'Noise Line' offers the most direct means to report noise 
disturbance as it is occurring and allows Environmental Health officers 
to visit the location and witness any potential disturbance.  This has 
not occurred in this case. Whilst giving the appropriate weight to the 
objections from neighbouring residential occupiers, it is considered 
that in the absence of primary evidence which would enable officers to 
identify clearly the intensity and frequency of any noise impact, a 
refusal of planning permission would be difficult to justify in this case. 

 

2.6 It is also considered, however, that a permanent extension of 
operating hours would also be inappropriate in this situation whilst 
there is potential concern regarding the relationship of the SuMA 
centre with neighbouring properties.  It is therefore recommended that 
a further one year temporary consent is approved to allow the noise 
impacts of this use to be clearly identified. 

 

2.7 This recommended temporary consent is distinctly separate from 
noise nuisance legislation which is enforced by the Council’s 
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Environmental Health team, and any such, incidences may be 
reported for investigation via the Council’s Noise line. 

 

2.8 It is also considered for these reasons that a removal of condition 5 
prohibiting amplification be approved for a further 1 year period.  This 
approach is considered acceptable subject to amplification being in 
accordance with submitted plans that detail the location of speakers, 
and that no music or amplified sound or speech shall be played or 
produced such that it can be heard outside the premises. 

3 Conclusion 
 

3.1 The use of this location as a community centre has previously been 
found to be acceptable subject to restrictions on operating hours and 
use of amplification equipment.  This is a typical approach for a use of 
this nature and in close proximity to residential properties.  Whilst the 
particular functions of this local community centre/place of communal 
prayer may change and necessitate later operating hours, the local 
planning authority should only permit this where an acceptable 
relationship with residential properties is maintained. 

 

3.2 In the context of the consultation response, following the one year 
temporary consent and the clear close proximity of the centre to 
existing residential properties, it is considered that a permanent 
consent would be inappropriate and has the potential to result in 
undue disturbance to neighbouring amenity.  However, in the absence 
of any primary evidence to this effect, it is considered the most 
appropriate response is to recommend the approval of a further 
temporary permission for one year in order for officers to establish 
clearly the intensity and frequency of any noise disturbance from the 
premises.   

 
RECOMMENDATION: Approve Variation of Condition 
 
1. Condition NSTD - Operating Hours 
The premises shall not be open other than the following times: 
Until 31st July 2014: 0800 to midnight Mondays to Sundays. 
After 31st July 2014: 0800 to 2230 Mondays to Saturdays, 1000 to 2200 Sundays. 
In the interest of the amenity of neighbouring residential occupiers in terms of noise 
and disturbance, in accordance with Council policy DMS1. 
  
2. Condition NSTD - Use of Amplification Equipment 
The use of amplification equipment in the premises shall only be strictly in accordance 
with submitted details shown on Drawing 1 and Drawing 2, and shall cease completely 
from 1st August 2014, unless otherwise approved in writing by the local planning 
authority. 
In the interest of the amenity of neighbouring residential occupiers in terms of noise 
and disturbance, in accordance with Council policy DMS1. 
 
3. Condition NSTD - No music or amplified sound outside the premises 
No music or amplified sound or speech shall be played or produced such that it can be 
heard outside of the premises. 
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In the interest of the amenity of neighbouring residential occupiers in terms of noise 
and disturbance, in accordance with Council policy DMS1 
 
4. Condition NC33 - Personal permission 
The use hereby permitted shall be carried on only by the Sunni Muslim Association 
(Reg. 1061233), and shall be only for a period during which the premises are occupied 
by the same Association. 
The use is only acceptable because of the particular circumstances of the Association 
in accordance with Council policy DMS1. 
  
. 
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Ref. Address Proposal 
2013/3076 
               
 
 
 
 
 
 
21 June 
2013 PL 

Battersea 
Power Station, 
Kirtling Street, 
SW8 
 
 
 
 
 
Queenstown 

Deed of Variation in relation to the S106 
Legal Agreement associated with the 
outline planning permission dated 
23/08/2011 (ref: 2009/3575) and listed 
building consent dated 30/08/2011 (ref: 
2009/3576), for the redevelopment of 
Battersea Power Station and the 
surrounding sites.  

 

RECOMMENDATION: Approve Deed of Variation. 
 
SITE: Grade II* listed former Battersea Power Station located on vacant land 
on the north side of Battersea Park Road. The Power Station is a distinctive 
landmark on a bend of the Thames and is 160m wide (east to west) and 170m 
long (north to south), while the main building is between 30m and 50m high. 
The chimneys reach a height of 107m (AOD), with the chimneys themselves 
extending 42m above the supporting wash towers, and extending 10m down 
into the wash towers. The building is surrounded by vacant land with the 
Thames River to the north, and a temporary park between the river and the 
Power Station building. 
 
 
HISTORY:  Battersea Power Station was listed in 1980 as a building of 
special architectural or historic interest; the listing description specifically 
referred to the building’s external appearance and to the interiors of the older, 
western, “A” Station – its Turbine Hall, control room and the main (Directors’) 
entrance.  The listing was upgraded in October 2007 to Grade II*.  Battersea 
Power Station site has extensive history including in particular a planning 
permission in 1986 for the development of that land for a leisure and 
entertainment complex, which was partly implemented.  A series of listed 
building consents for removals of various parts of the structure and for some 
new works were also generally implemented.  Work ceased on that scheme in 
1989.  The building is on the register of listed buildings that are “at risk”.  The 
overall site has extensive planning history relating to its redevelopment, 
including the above permission for the use of the former Battersea Power 
Station as a leisure and entertainment complex, and a mixed use 
development on land adjoining the building (this is known as the ‘Parkview’ 
permission). The most relevant and most recent permissions are listed below: 
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As part of the ‘Parkview’ permission, in October 2005, planning permission and listed building 
consent was granted for the demolition and reconstruction of the chimneys, and listed building 
consent given for alterations and structural works to the wash towers.  A Unilateral 
Undertaking was delivered at that time to ensure that funds would be made available through 
an irrevocable letter of credit and that an essentially irrevocable contract was in place for the 
whole works of demolition and rebuilding before any demolition works to the chimneys could 
commence.  An approved method statement provided for the manner in which the chimneys 
would be dismantled and reconstructed. The undertaking required that the Council be 
afforded the opportunity to comment on a draft of the letter of credit in advance and that such 
details in relation to the contract for works as the Council may require be provided. These 
consents were not implemented. 
 
August 2011 (2009/3575): outline planning permission (OPP) for restoration, extension, 
alterations and conversion of the Power Station building to provide retail, residential flats, 
business, cultural, hotel and conference facilities, event space and incidental accommodation; 
the demolition of other buildings and development of the land surrounding the Power Station 
and adjacent/nearby sites to provide retail, restaurants, bars and cafes, offices, hotel, 
residential, community and cultural space, assembly and leisure space, student housing, 
serviced apartments, an energy centre and basement plant; parking for cars, coaches, 
motorcycles and bicycles; new access and internal road system and servicing; off site 
highway works; works to the jetty to facilitate river transport and fuel delivery, including 
alterations to the river wall; provision of open space and landscaping works.  (The main 
application was for outline planning permission with detailed elements provided in relation to 
the Power Station itself, and the jetty and river structures).  
August 2011 (2009/3576): listed building consent (LBC) for repairs, alterations (including 
partial demolitions) and extensions to the former Power Station in association with its 
development to provide retail, residential, business, cultural, conference facilities, event space 
and incidental accommodation. The works include a new boiler house roof and west wall 
structures and extensions to the annex roofs, basement parking/servicing, and the demolition 
and reconstruction of the chimneys, new windows and other openings. 
The above outline planning permission (OPP) and LBC have an associated S106 legal 
agreement, which places a number of obligations on the site owners, including in relation to 
the works to the Power Station and the demolition and rebuilding of the chimneys. In terms of 
the sequencing to the chimneys works, the legal agreement requires that the chimneys be 
demolished and reconstructed one at a time; specifically, the agreement stipulated that each 
chimney needed to be demolished and reconstructed back up to a height of 5m above the top 
most section of the original wash tower brickwork before demolition work on the next chimney 
could begin. The agreement also includes a stipulation that demolition works on the third 
chimney cannot begin until the first chimney has been completed, and the demolition works 
cannot begin on the fourth chimney until the first and second chimneys have been completed. 
 
December 2012: Approval of Reserved Matters (2012/4584) and related details (2012/4586) 
for Phase 1 (Development Zone RS-1) of the OPP.   
May 2013: Approval of a partial resubmission of Reserved Matters (2013/1192) and related 
details (2013/1193) for Phase 1 (Development Zone RS-1) of the OPP.   
May 2013: Concurrent application (2013/2742) for minor material amendments to the OPP 
dated 23rd August 2011 (ref: 2009/3575)  for the restoration, extension, alterations and 
conversion of the Power Station building to provide retail, residential flats, business, cultural, 
hotel and conference facilities, event space and incidental accommodation; the demolition of 
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other buildings and  development of the land surrounding the Power Station and 
adjacent/nearby sites to provide retail, restaurants bars and cafes, offices, hotel, residential, 
community and cultural space, assembly and leisure space, student housing, serviced 
apartments, an energy centre and basement plant; parking for cars, coaches, motorcycles 
and bicycles; new access and internal road system and servicing; 'off-site' highway works; 
works to the jetty to facilitate river transport and fuel delivery, including alterations to the river 
wall; provision of open space and landscaping works. (The amendments include the 
redistribution of some of the approved land uses throughout the overall site, and an increase 
in the amount of retail floorspace. The application is accompanied by an Environmental 
Statement). 
 
Enabling works have commenced (July 2013) on site in relation to Phase 1 with development 
due to formally commence in September 2013. Investigation works have commenced on the 
Power Station building itself, with the owners seeking to commence restoration works in 
October 2013.   
 
Chimney Overview: The chimneys are constructed of reinforced concrete, between 1933 
and 1955, and sit on top of the brick-clad wash towers. The chimneys are cracked in many 
places and surface spalling (flaking/crumbling) of the concrete is occurring. There is 
widespread delamination of the walls between the two layers of reinforcement. Laboratory 
testing shows the concrete to have a high chloride content and to be carbonated, resulting in 
corrosion of the steel reinforcement. A Steering Group, including the Council and English 
Heritage, concluded in June 2005 that all of the chimneys were in very poor condition and 
nearing the end of their design life. The report concluded it was not possible to repair any of 
them successfully to a minimum design life of 60 years.  
 
The findings of the June 2005 report were contested by the Twentieth Century Society, the 
World Monuments Fund, and the Battersea Power Station Company Ltd, who commissioned 
their own report in September 2005, which concluded the June 2005 report was flawed in its 
conclusions and that the chimneys were capable of being successfully repaired. The Steering 
Group considered the September 2005 report, with all specific criticisms being addressed, 
and the subsequent report concluded that these criticisms were without merit, and that the 
findings of the June 2005 were indeed correct. In 2009, further investigations by the previous 
owners concluded that in situ repair would not be viable as the risk of concrete falling was too 
great and the chimneys would need an unrealistic level of on-going maintenance and repair to 
prevent them from deteriorating, as well as the related public safety issues and potential 
difficulties in obtaining adequate insurance for commercial and public use of the regenerated 
building.   
 
DETAILS:  The applicant is seeking a Deed of Variation to the legal agreement associated 
with the above OPP and LBC, in order to alter the sequencing of the chimney works. All other 
aspects of the chimney works would remain as per the approved OPP and LBC. The 
applicant has submitted preliminary draft Heads of Terms for the proposed Deed of Variation 
in relation to the chimneys works, which will be covered in more detail in the comment section 
of this report. All of the site owners other relevant obligations regarding the chimney and 
Power Station works would remain as per the approved legal agreement.   
 
The applicant proposes to vary the sequencing for the chimney works as follows: 
the first chimney and surrounding brick plinth will be demolished and reconstructed back up to 
a height of 25m above the top most section of the original wash tower brickwork; and 
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once the first chimney has reached this height, to a satisfactory standard of workmanship, 
work on deconstructing the second, third and fourth chimneys can begin. 
 
The applicant has stated that by requiring each chimney to be worked on in turn, the current 
legal agreement results in a lengthily period of time required to complete the chimney works, 
which consequently lengthens the overall programme for refurbishing the Power Station and 
delays its delivery. The applicant goes on to state that as a result of the revised sequencing, 
the chimney works can be completed approximately 8 months quicker than the approved 
sequence, and that the overall Power Station works programme can be completed 
approximately 2 years quicker, as follows:  
 
Works Current consent 

(1 at a time in sequence) 
Proposal  
(1 to 25m then 3) 

Wash-tower and 
chimney works 

Jan 2014 - Sept 2017 Jan 2014 - Jan 2017 

Preliminary (repair) 
works 

Oct 2013 - May 2018 Oct 2013 - March 
2017 

Total Power Station 
build programme 

Oct 2013 - July 2020 Oct 2013 - May 2018 

 
The new owners of Battersea Power Station intend to deliver the masterplan that was granted 
permission in 2011, including the detailed proposals for the refurbishment of the Power 
Station building. In order to do this, it is necessary to make a number of changes to various 
elements of the approved scheme, including the land uses and the programme of delivery. 
The current sequencing lengthens the programme and delays the delivery of the Power 
Station. The applicants have consequently explored the potential to vary the legal agreement 
to allow a sequence whereby a greater element of the chimney works can be undertaken at 
once. The requirement to demolish and reconstruct the chimneys does not change, nor does 
the approved design and function of the replacement chimneys. A new sequence would still 
ensure that the special architectural and historic significance of the Power Station would 
remain protected, but it would allow the developers to better manage and coordinate the 
works with other activities on site, and allow the works to be completed earlier. The new 
sequence would ensure the first chimney is fully reconstructed by the time the remaining 
chimneys have been demolished. 
 
The proposed replacement chimneys would be constructed of reinforced concrete in a similar 
manner as the existing chimneys, using jump-form techniques to pour concrete in vertical lifts 
of 1.22m to replicate the surface day joints visible on the existing chimneys. The only 
proposed departures from the original design are that the internal surfaces of the chimneys 
will not be lined with ceramic tiles, rather the original chimney wall thickness will be 
maintained with the concrete, and the new reinforcement will be fixed orthogonally (right 
angles/perpendicular) rather than the helical (spiral) pattern to conform with current practice. 
These departures would not be apparent when viewing the chimneys. 

CONSULTATION: None.  
 
Public - 6 objections: Following previous intention to take all four chimneys down at the 
same time starting in October the position is becoming clearer now; requiring one chimney to 
be rebuilt first might be seen as some kind of safeguard, but it still leaves the way open for the 
owners to contrive a reason why it is not technically viable to rebuild the first chimney 
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(something to do with the supporting steelwork not being compliant the modern engineering 
codes perhaps) and then to extrapolate this to the other three. Why only rebuild the first 
chimney to 25m anyway? Why isn't the council insisting on complete reconstruction? The 
application is disingenuous. The alleged benefit of completing the programme of works two 
years sooner is without value; opposed to the proposed reconstruction works in any 
sequence. Even if the consortium does rebuild the (sound) chimneys, it is a waste of scarce 
resources that could be better spent on something useful. Further, it results in the degradation 
of the listed building itself. The chimneys are intrinsically interesting as industrial archaeology 
(e.g. due to the pattern of reinforcement) as well as being an important contribution to the 
London skyline. If they can be repaired, then they should. The reasons for concluding that 
demolition was necessary are entirely arbitrary due to such matters as the owners insisting 
(for no particular reason) on a 60 year maintenance free life. Reinforced concrete requires 
repair and maintenance at more frequent intervals.  (Incidentally so would the new chimneys). 
If they need repair at say 30 year intervals, then this should be done. The site should be 
subdivided with Battersea Power Station and Battersea Water Pumping Station placed in a 
trust, to be repaired using funding from the Lottery and from the developer who could be 
given a lease on the non-historic parts of the interior. The old South Lambeth Goods Yard site 
would be developed commercially. This is the obvious solution.  
 
Understand that despite an authoritative engineering report commissioned by the Twentieth 
Century Society, which stated the demolition was not necessary, permission was given by 
Council and English Heritage to allow chimneys to be demolished and repaired one at a time. 
However the owners are now seeking to vary the legal agreement to demolish and rebuild all 
four chimneys at the same time. If this is allowed it would be a serious misjudgement as 
certain if all four chimneys are demolished at once, they will never be rebuilt. Seeking 
assurance that all four chimneys will not be removed together and that if the chimneys have 
to be removed to repair them, it will done one chimney at a time as the current agreement 
allows. Obviously would prefer them not being removed and repaired in situ. The chimneys 
are not only incredibly beautiful; they also provide a link to our past. It would be a disgrace if 
such an iconic building which managed to survive the bombings of the Second World War 
was sacrificed by the Council just to enable a developer to simply by pass the feeling of 
Londoners in the name of profit. The one a time sequence was put in place to avoid a repeat 
of the roof situation where the previous owner took off the roof and then claimed he could not 
afford to replace it. Expect Council and English Heritage to fight for survival of the chimneys 
and not to allow developers to alter the existing permissions. Firmly convinced that if they are 
removed they will never be rebuilt again and without them and their worldwide historical 
legacy the power station might well be demolished too.  
 
Clapham Society: After 30 years of inactivity and prevarication by successive owners of the 
site there is an immense amount of suspicion and distrust about such a move. The only way 
to resolve this is to get an independent assessment of the state of the chimneys by a 
reputable surveyor. If this concludes that the chimneys must be rebuilt then this must be done 
one by one otherwise if all are demolished at once, there will be further pressure to clear the 
site and 30 years effort to preserve this iconic building will have been wasted.  
 
English Heritage: EH note that the purpose of this proposed variation is to shorten the 
programme which will allow this Grade II* building of exceptional architectural and historic 
interest to be brought back into use at an earlier date than is currently scheduled. The Power 
Station is a long-standing entry on English Heritage’s “Heritage at Risk” register. Reducing 
the delivery time of this programme should ensure that the building is brought into beneficial 
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use at the earliest possible opportunity. EH welcome this as a matter of principle providing 
that appropriate safeguards are in place to ensure that the rebuilding of the chimneys and the 
conservation works to the Power Station will be secured and delivered in any eventuality. To 
ensure the above objectives are met, EH recommend a number of amendments to the 
Preliminary Draft Heads of Terms. The Council will need to be satisfied that amending the 
legal agreement will not result in a lessening of the necessary safeguards for removal and 
reconstruction of the chimneys and completion of the works within a defined timescale. EH 
will expect to be consulted on any subsequent changes to the legal agreement. Given issues 
raised, it is imperative EH see the revised heads of terms and draft variation deed, reflecting 
the EH comments to ensure the effective operation of the proposals.  
 
The EH comments go on to provide more detailed comment on the preliminary draft Heads of 
Terms, including seeking to ensure all the obligations contained within the original legal 
agreement are carried over into the Deed of Variation, such as the completion date of the 
chimney works, methodology of deconstruction and reconstruction of the chimneys. EH also 
sought clarity on the letter of credit and bond for the chimneys works, and on how the 
Council’s step in rights would operate. 
POLICY:   
National Planning Policy Framework (March 2012)  
 
London Plan (Adopted July 2011): 1.1 - Delivering the strategic vision and objectives for 
London; 2.1 - London in its global, European and United Kingdom context; 2.2 - London and 
the wider metropolitan area; 2.9 - Inner London; 2.10 - Central Activities Zone – strategic 
priorities; 2.11 - Central Activities Zone – strategic functions; 2.12 - Central Activities Zone – 
predominantly local activities; 2.13 - Opportunity Areas and Intensification Areas; 2.14 - Areas 
for regeneration; 2.18 - Green infrastructure: the network of open and green spaces; 3.1 - 
Ensuring equal life chances for all; 3.3 - Increasing housing supply; 3.4 - Optimising housing 
potential; 3.5 - Quality and design of housing developments; 3.6 - Children and young 
people’s play and informal recreation facilities; 3.7 - Large residential developments; 3.8 - 
Housing choice; 3.9 - Mixed and balanced communities; 4.1 - Developing London’s economy; 
4.5 – London’s Visitor Infrastructure; 4.6 - Support for and enhancement of arts, culture, sport 
and entertainment; 4.7 – Retail and Town Centre Development; 4.8 - Supporting a successful 
and diverse retail sector; 4.9 - Small shops; 4.11 - Encouraging a connected economy; 4.12 - 
Improving opportunities for all; 5.1 - Climate change mitigation; 5.2 - Minimising carbon 
dioxide emissions; 5.3 - Sustainable design and construction; 5.5 - Decentralised energy 
networks; 5.6 - Decentralised energy in development proposals; 5.7 - Renewable energy; 5.8 
- Innovative energy technologies; 5.9 - Overheating and cooling; 5.10 - Urban greening; 5.11 - 
Green roofs and development site environs; 5.12 - Flood risk management; 5.13 - 
Sustainable drainage; 5.14 - Water quality and wastewater infrastructure; 5.15 - Water use 
and supplies; 5.16 - Waste self-sufficiency; 6.2 - Providing public transport capacity and 
safeguarding land for transport; 6.3 - Assessing effects of development on transport capacity; 
6.4 - Enhancing London’s transport connectivity; 6.7 - Better streets and surface transport; 6.8 
– Coaches; 6.9 – Cycling; 6.10 - Walking; 6.11 - Smoothing traffic flow and tackling 
congestion; 6.12 - Road network capacity; 6.13 – Parking; 7.1 - Building London’s 
neighbourhoods and communities; 7.2 - An inclusive environment; 7.3 - Designing out crime; 
7.4 - Local character; 7.5 - Public realm; 7.6 – Architecture; 7.7 - Location and design of tall 
and large buildings; 7.8 – Heritage Assets and Archaeology; 7.9 - Heritage-led regeneration; 
7.10 – World Heritage Sites; 7.11 - London View Management Framework; 7.12 - 
Implementing the London View Management Framework; 7.13 - Safety, security and 
resilience to emergency; 7.14 - Improving air quality; 7.15 - Reducing noise and enhancing 
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soundscapes; 7.18 - Protecting local open space and addressing local deficiency; 7.19 - 
Biodiversity and access to nature; 7.21 – Trees and woodlands; 7.24 - Blue Ribbon Network; 
7.25 - Increasing the use of the Blue Ribbon Network for passengers and tourism; 7.26 - 
Increasing the use of the Blue Ribbon Network for freight transport; 7.27 - Blue Ribbon 
Network: supporting infrastructure and recreational use; 7.28 - Restoration of the Blue Ribbon 
Network; 7.29 - The River Thames  
 
Core Strategy (Adopted October 2010): PL11 – Promoting regeneration of Nine Elms and 
north-east Battersea; IS3 – Promoting good quality design and townscape; PL1 – Promoting 
attractive and distinctive neighbourhoods and regeneration initiatives; PL2 – Assessing and 
managing flood risk; PL3 –  Supporting and promoting improvements to transport; PL4 – 
Protection and enhancement of open space and the natural environment; PL5 – Meeting the 
Borough’s housing targets in the provision of new homes; PL6 – Meeting the needs of the 
local economy; IS1 – Supporting measures to promote sustainable development; IS2 – 
Sustainable design, low carbon development and renewable energy; IS4 – Protecting and 
enhancing environmental quality; IS5 – Achieving a mix of housing including affordable 
housing; IS6 – Protection and enhancement of community services and the provision of 
infrastructure; 
 
Development Management Policies Document (DMPD) (Adopted February 2012): DMS1 
– Development criteria for sustainable urban design and the quality of the urban environment; 
DMS2 – Managing the historic environment; DMS3 – Promoting sustainable design and low 
carbon energy; DMS4 – Locational and development criteria for tall buildings; DMS5 – 
Management of flood risk; DMS6 – Development criteria for Sustainable Drainage Systems; 
DMS7 – Requirement to consult with Environment Agency for development adjacent to Rivers 
Thames and Wandle; DMH3 – Unit mix proportions in new housing; DMH4 – Criteria for 
residential development including conversions; DMH5 – Criteria for alterations and 
extensions; DMH6  - Residential space standards; DMH7 – Residential garden and amenity 
space standards; DMH8 – Implementation of affordable housing; DMTS1 – Criteria for town 
centre development; DMTS2 – Criteria for out-of-centre development; DMTS11 – Protection 
and provision of arts, culture and entertainment uses/facilities; DMTS12 – Locational and 
development criteria for hotels; DMI4 – Provision of flexible employment floorspace;  DMO1 – 
Protection and enhancement of open spaces; DMO2 – Protection and enhancement of 
playing fields and pitches, sport, play and informal recreation; DMO3 – Contribution and 
enhancement  to open space through new development; DMO4 – Nature Conservation; 
DMO5 – Tree protection ; DMO6 – Development criteria for riverside development; DMO7 – 
Criteria for development in the river and on the foreshore; DMC2 – Provision of new and 
improved community facilities;  DMT1 – Assessing transport impacts of development; DMT2 – 
Parking and servicing requirements; DMT3 – Riverside walking and cycling route 
requirements; DMT5 – Development criteria for taxi and private hire 
 
Site Specific Allocations Document (SSAD) (Adopted February 2012): 
2.1.1 Battersea Power Station and Goods Yard, Kirtling Street SW8 
2.1.2 Depot, Kirtling Street SW8 
2.1.3 2 Battersea Park Road SW8 
2.1.8 88 Kirtling Street SW8 
2.1 Area Spatial Strategy for Nine Elms 
COMMENT:  The applicant is seeking a Deed of Variation to the legal agreement associated 
with the August 2011 OPP and LBC, in order to alter the sequencing of the chimney works. 
All other aspects of the chimney works would remain as per the approved OPP and LBC, 
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including the requirement to construct the new chimneys as similar as practicable in visual 
appearance to the existing chimneys. 
 
The applicant is seeking to alter the sequencing of the chimney works in order to shorten the 
build programme for the restoration and redevelopment of the Power Station itself so that it 
can be brought back into use earlier than the current permissions allow. Any proposals to 
restore the listed Power Station earlier and to secure its future sooner are welcomed, 
however it is on the buildings at risk register due to previous demolition works commencing 
and the subsequent restoration and reconstruction works not being completed. In order to 
address this situation, a number of safeguards were built into the listed building consent and 
associated legal agreement with regard to the chimney works, including the following:  
 
demolition works shall not commence before a contract has been let for the reinstatement or 
reconstruction of the chimneys; 
demolition works shall not commence before a detailed method statement and structural 
engineering drawings of the demolition and reconstruction works have been submitted; 
works cannot commence on Phase 1 (Development Zone RS-1) until a binding contract has 
been entered into for the demolition and rebuilding of the chimneys and parts of wash towers;  
the chimney works shall be completed by October 2016 or 61 months after the letting of the 
reconstruction contract; 
no residential units or floorspace other than Development Zone RS-1, and no more than 50% 
of the units in Development Zone RS-4 and 50% of the floorspace in Development Zone O-1, 
shall be occupied (and no demolition of the water pumping station shall be begun) before the 
chimney works are complete; 
the chimney works shall be completed in accordance with the OPP and LBC within 46 months 
of chimney works commencing; and 
the chimney works shall not commence unless the Council and English Heritage have been 
given 20 working days notice and a draft Letter of Credit to cover the full costs of completing 
the chimney works; a chimney works contract has been properly executed; the Letter of 
Credit and Chimney Works Contract have been entered into, and are in full force. 
 
The safeguards contained within the listed building consent and existing legal agreement will 
remain in place, while the only obligation that would be altered as part of this application is the 
sequencing of the chimney works. In fact, as part of the current discussions between officers, 
English Heritage and the site owners, some additional safeguards are being built into the 
Deed of Variation including a bond in favour of the Council covering the full reconstruction 
costs of the chimneys; powers for the Council to access the owners land and step in rights to 
complete the chimney works (as a last resort should this be necessary). The Deed of 
Variation mainly relates to Schedule 12 (Works to the Power Station Building) of the existing 
legal agreement, however it would also cover some housekeeping amendments to the legal 
agreement to reflect the changes in site ownership since the date of the original agreement, 
and the removal of references to chargeholders/mortgagees who no longer have an interest 
in the site. 
 
HEADS OF TERMS FOR THE DEED OF VARIATION: 
 
The following matters have been discussed between officers, English Heritage and the Owner 
to form the basis, subject to approval of the Committee, for obligations under a Deed of 
Variation to be entered into in relation to the legal agreement associated with the OPP (ref: 
2009/3575) and LBC (ref: 2009/3576).  Negotiations on the detail of those obligations would 
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be progressed in the event that the Committee resolve to approve the application. (For the 
avoidance of doubt, it should be noted that the existing safeguards built into the LBC and 
legal agreement, detailed in the above bullet points, would still remain in place). 
 
1. The Chimney Works.  The chimneys can be replaced in the following sequence: the first 
chimney and surrounding brick plinth will be demolished and reconstructed back up to a 
height of 25m above the top most section of the original wash tower brickwork (to an 
approved standard of workmanship); and once the first chimney has reached this height, work 
on demolishing the second, third and fourth chimneys can begin.  
 
 No part of the chimney works shall be commenced until a form of bond in favour of the 
Council for an amount equal to the chimney works contract price has been approved by the 
Council and English Heritage; the chimney works contract has been approved by the Council 
in consultation with English Heritage, which will provide step in rights in favour of the Council 
in circumstances to be agreed with the Council; and the approved chimney works contract 
and chimney works bond has been entered into and the original bond and a certified copy of 
the chimney works contract has been provided to the Council; and access to the owners land 
will be given to the Council to exercise its step in rights.   
 
2. Council’s Engineer. The owners will cover the full costs of a dedicated engineer, whose 

role shall include considering requests for technical approval, assisting officers, and 
liaising with the owners in relation to the Power Station and chimney works. 

 
3. Communications Strategy.  A communications strategy to be submitted to the Council 

for approval, and implementation of the approved strategy for the duration of the chimney 
works. 

 
4. Telephone Information Service. A dedicated telephone information service to deal with 

queries from members of the public will be provided by the owners for the duration of the 
chimney works. 

 
English Heritage supports the proposed alterations to the sequencing of the chimneys works 
in principle, and along with the Council, is seeking the necessary safeguards to ensure the 
chimneys are reconstructed in accordance with the other provisions of the approved OPP and 
LBC, and their associated legal agreement. Whilst proposals to reduce the period of time 
taken to restore Battersea Power Station are welcomed, the Council and English Heritage are 
seeking a high level of security that the chimneys would be reconstructed. Before the second, 
third and fourth chimneys are demolished it will be clearly demonstrated that the method of 
construction will result in the replacements visibly matching the originals. The concerns raised 
by English Heritage regarding the preliminary draft Heads of Terms would form part of the 
post Committee negotiations to be held with the site owners, should the Committee resolve to 
approve the application. As part of these negotiations, the Council would be looking to ensure 
that the Deed of Variation does not result in a lessening of the necessary safeguards for the 
removal and reconstruction of the chimneys, and completion of the works within a defined 
timescale. As part of the safeguards regarding the chimneys, the Council and English 
Heritage would be seeking an independent validation of the engineering work undertaken by 
the site owners, and a bond to cover the full costs for the reconstruction of all four chimneys. 
Throughout this process, the Council and English Heritage would be seeking to obtain all the 
necessary assurances and guarantees from the site owners to ensure that the chimneys are 
rebuilt and the Power Station building is restored and secured for the future. 
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RECOMMENDATION: Approve the Deed of Variation subject to the applicant paying the 
Council’s costs involved in the preparation of the Deed of Variation to the legal agreement to 
cover the Heads of Terms set out in this report; and that the Assistant Director (Planning and 
Environmental Services) be authorised to finalise the Deed of Variation accordingly.  
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Mr Paul Landsberg Direct Dial: 020 7973 3763   
London Borough of Wandsworth Direct Fax: 020 7973 3792   
Technical Services Department     
The Town Hall Our ref: P00081821   
Wandsworth High Street     
London     
SW18 2PU     
 15 July 2013    
  
Dear Mr Landsberg 
  
Town and Country Planning Act 1990  
BATTERSEA POWER STATION, KIRTLING STREET, WANDSWORT H, GREATER 
LONDON, SW8 
Application No  2013/3076 
Re: Proposed variation of the Section 106 Legal Agr eement associated with the 
outline planning permission dated 23/08/2011 (ref: 2009/3575) and listed building 
consent dated 30/08/2011 (ref: 2009/3576), for the redevelopment of Battersea 
Power Station and the surrounding sites. (The "Deed  of Variation" in part seeks 
to alter the approved sequencing relating to the de molition and reconstruction 
of the chimneys. The applicant has applied for a 1- 3 sequence - the legal 
agreement requires the chimneys works to be done se quentially).   
  
Thank you for your consultation of 2 July 2013 regarding the proposed variation to the 
Section 106 Legal Agreement as outlined above.   
 
As mentioned in the supporting documentation we have been involved in discussions 
over the past few months regarding the variation to the existing Section 106 
Agreement.  We note that the purpose of this proposed variation is to shorten the 
programme which will allow this Grade II* building of exceptional architectural and 
historic interest to be brought back into use at an earlier date than is currently 
scheduled.  The Power Station is a long-standing entry on English Heritage’s “Heritage 
at Risk” register.  Reducing the delivery time of this programme should ensure that the 
building is brought into beneficial use at the earliest possible opportunity.  We 
welcome this as a matter of principle providing that appropriate safeguards are in 
place to ensure that the rebuilding of the chimneys and the conservation works to the 
Power Station will be secured and delivered in any eventuality.   
 
To ensure the above objectives are met, we recommend a number of amendments to 
the Preliminary Draft Heads of Terms.  The Council will need to be satisfied that 
amending the legal agreement will not result in a lessening of the necessary 
safeguards for removal and reconstruction of the chimneys and completion of the 
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Works within a defined timescale.  English Heritage will expect to be consulted on any 
subsequent changes to the legal agreement. 
 
Main Agreement 
Your Council will need to be satisfied that the references to the various parties and 
land boundaries are legally correct and binding.   
 
Works to the Power Station Building – Schedule 12 
 
We have assumed that the proposal is to delete paragraph 3 of Schedule 12 in is 
entirety and replace it with the wording in the Heads of Terms. Working on this basis 
we have the following comments: 
 
Any reference to approvals in the proposed amendments to schedule 12 should 
to be in writing.   
 
In schedule 12 of the Original Agreement, there is the requirement in paragraph 3.1 for 
the chimney works to be carried out and completed within 46 months of the Chimney 
Works Commencement Date, and this is not replicated in the proposed amendment.  
We would suggest that this is critical to ensure that notwithstanding the changes, there 
is still the requirement for the works to be completed within a set time.  In light of the 
proposal to shorten the programme of works, it would be appropriate to reduce the 46 
months to reflect the timetable (as set out in the explanatory supporting statement) to 
ensure that the benefits of a shorter programme are secured.   
 
Additionally there are provisions in paragraph 3.2 of the Original Agreement which 
establish notification requirements of the intended start date, evidence of contract and 
more detailed information and documentation (such as a methodology for the 
deconstruction and reconstruction of the chimneys).  Although some of this information 
is included in the supporting statement, this does not currently appear in the Draft 
Heads of Terms however it ought to be replicated in the Draft Heads of Terms to 
ensure that there is an appropriate understanding of the ongoing works and 
programme.  It is essential that the requirement to provide this information is included 
within the ambit of the Section 106 agreement to monitor compliance with milestones 
thereby ensuring timely use of step in rights if required. 
 
Section 2.3.1 of the draft heads of terms makes reference to a bond.  Clarification 
should be sought on this as the Original Agreement makes reference to various bonds.  
The “original bond” referenced in paragraph 2.3.1.3 should therefore also be 
explained.  Furthermore the Original Agreement referred to a Letter of Credit.  Whilst a 
bond is a preferable legal approach we consider the revised agreement needs to 
contain similar provisions in the definition of Bond, for example relating to the 
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suitability of the banking institution.  We would further expect paragraphs 3.2.3 to 3.2.5 
inclusive of the Original Agreement to be reinstated in the revised agreement with 
reference to the Bond.  
 
Additionally, in paragraph 2.3.1.2 of the draft heads of terms, there is a lack of clarity 
over how the step in rights would operate and the basis upon which your Council can 
ensure that the works are indeed carried out and completed.  Your Council would need 
to be satisfied that in light of such a major amendment to the existing provisions in 
schedule 12 that the chimneys, once removed, will indeed be reconstructed back to 
their full height.  A programme containing defined milestones should be agreed, 
preferably before the revised agreement is entered into.  You must ensure there is a 
requirement to complete the works (either as a general requirement or included in 
paragraph 2.3.3.2). The agreement should also provide for a default notice mechanism 
to enable your Council to serve notice and trigger the use of Step In Rights.  
Paragraph 2.3.2 should actually grant rights now rather than state rights “will be” 
granted as this may require a separate deed of grant in the future. 
 
Section 2.3.3 should also include a paragraph indicating that the methodology of 
works of removal and reconstruction (including the design and materials of the 
chimneys) will need to be approved by your Council and English Heritage.  Similarly 
we would also recommend that a further paragraph is added in section 2.3.3 to ensure 
that your Council and English Heritage have the opportunity the inspect the first 
chimney and surrounding brick plinth following deconstruction and reconstruction 
before the work on the remaining chimneys begins.   
  
Communications Strategy/Telephone Information Servi ce 
Your Council should be satisfied that this is appropriate to ensure that queries arising 
from the proposed works can be dealt with effectively, particularly given the 
outstanding architectural and historic significance of the site. 
 
Given the issues raised, it is imperative that we see revised heads of terms and draft 
variation deed, reflecting our comments made above to ensure the effective operation 
of the proposals.  We therefore look forward to hearing from you with the 
amendments.  In light of the likelihood of further amendments being required we have 
instructed external lawyers to advise us regarding this matter. 
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Yours sincerely 

 
Alasdair Young  
Assistant Inspector of Historic Buildings and Areas 
E-mail: Alasdair.Young@english-heritage.org.uk 
cc.  Gordon Adams, Battersea Power Station Development Company 
 Jonathan Smith, DP9 


