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CURRICULUNM VITAE

Tim Crutts MA, Dip Management Studies, MRTPI, MCMI

1, Tim Cutts,-have been employevd-by the London Bor9ugh of Southwark (“the .

Council” and acquiring authority) since 2006 as Team Leader in the Council’s
Planning Policy Team. My role involves managing the preparation of
development frameworks including Development Plan Documents, Aréa
Action Plans and Supplementary Planni.ng Documents and the Council’s
Community Infrastructure Levy (among others). '

| am a member of the Royal TQWn Planning lhstitute and the Chartered
Management Institute. |1 hold a masters degree in Town and Country

- Planning from University of the West of England and a postgraduate Diploma

in Management Studies from London South Bank University. | have over
twelve years of town planning experience including policy planning and
development management. In particular, | have extensive experience of

'leading on the development of planning policies and examinations in public.

.| have led the preparation of a number of significant plans, including the

instant Aylesb,ury.AAP (January 2010).(“AAP") (CD12), the Canada Water
Area Action Plan (2012) and the Elephant and Castle Opportunity Area
Planning Framework / Supplementary Planning Document (2011).

| am also responsible for developing the Council's strategy and policy on

employment and retail matters in both the Southwark Plan (2007) and the -

Core Strategy (2010). 1 gave evidence on these matters at the 2005 public
inquiry into the Southwark Plan and 2010 EIP into the Core Strategy

respectively. | have appéared as a witness for the Council at Section 78

pianning appeal inquiries and hearings,

Prior to joining the Council, | had.four years experience as a development
control planning officer at the London Borough ‘of Merton with responsibility

* for handiing a wide range of planning applications.
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1.8
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 Involvement with the Aylesbury Regeneration

| have been involved in the preparatlon of the AAP from its mcept(on to
adoptlon In 2008, I co-wrote a brlef to procure a ‘consultant team to assist in
preparation of the AAP. | managed the consultant team, provided planning
policy guidance, produced planning reports and chapters for the AAP,
ensured extensive consultation in accordance with the Council's Statement of '
Community Involvement, and overall ensured that the AAP was legally
compliant with the F’Ianning and Compulsory Purchase Act 2004 (“2004 Acf”)
and met the “tests o'f soundness”. | was involved at each stage of the
process, from the preparation of the issues and options report (2007), the
preferred options and the revised preferréd options reports, (both in 2008},

“the publication/submission version of the AAP (2009) and adoption of the

AAP (January 201 0) Further, | was the Council’s lead planning wctness at the

' examination into the AAP held in 2009.

AS

As part of the deli\_/ery of the .strategic vision of the AAP, | provide ongoing
advice and guidénce on detailed policy matters in connection with
development briefs, procurement exercises or planning applications such as
the redevelopment of Phase 1A of the Aylesbqry and the proposed scheme
on the Order Land.

The- Inspector's Report on the examination into the Aylesbury AAP
Development Plan Document dated 12 November 2009 (CD15) concluded
that the AAP was sound and met the requirements’ of the 2004 Act and
Regulations. In particular, the Inspector was satisfied that: “The housing
area which it is proposed to renew shows clear signs of stress-and there is

-videnge that-the built fabric J/_I_/:Dufd be exng.ensive to retain in the long term '

and would in any event be unlikely to achieve a satisfactory residential
environment. Given the extensiVé renewal that needs to be underfaken and
the evident availabifity. of finance for the initial stages, | consider that if is "
advantageous to bring the AAP forward in advance of completion of the
Borough's Core Strategy” (paragraph 2.3, CD15). |

The AAP was the.subject of extensive and iterative consultation at each stage

. inthé process of preparing the AAP, as set out in paragraph 1.3, figure 3 (CD

12). The examination inspector deemed that consultation carried out on thé




1.10

2.2

3.1

AAP was appropriate and complied with the Council's Statement of
Community Involvement. Through a series of consuitations during and
preceding the AAP, there has been effective community engagement and
strong support for the regeneration of the Ayleshury. -

‘At the RTPI Planning Awards 2010, the Aylesbur'y AAP was awarded a
commendation in the Spatial Strategies category (Appendix TC10).

SCOPE OF EVIDENCE

My evidence covers:

I.. The statutory basis and justification for the exercise of compulsory
acquisition powers by the Council' and the reasons the Council resolved to
use them; ' ' ‘

Il. Contribution to'the promotion or improvement of the economic, social or
environmental wellbeing of the area;

HI. . Planning policy framework.

in partiqular I will consider the statutory powers used by the Council with

reference to guidance in Circilar 06/2004: Compulsory Purchase and the
Crichel Down Ruifes (‘the Circular”) (CD4); the contribution made by the

Scheme to the economic, gocial and _environmental' wellbeing of the’

Aylesbury area ‘with reference to the planning policy framework and the
proposed scheme on the Site comprising the Order Land; and lastly whether
there are any planning .impediments to the Scheme within the meaning of
Circular guida_nce. _ .

" THE STATUTORY BASIS, JUSTIFICATION FOR THE EXERCISE OF
COMPULSORY ACQUISITION POWERS BY THE COUNCIL AND

REASONS THE COUNCIL RESOLVED TO USE THEM

The C'oun_cil being the acquiring aufhori_ty is seeking to compulsorily purchase
the Order Land (described in detail in the proof of my- colleague Jane
Seymour and in the Council's Statement of Case (CD 8)) under section 226 of

the Town and Country Planning Act 1990 {“the 1990 Act") (as amended by

section 99 of the Planning and Compulsory Purchase Act 2004).
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3.3

3.4

3.5
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On 18 July 2012, the Council made and publicised the Order pursuant to a

resolution of its Executive of 9 February 2010 (€D1). The Order was -

. submitted for confirmation-to the Secretary of State on 27 July 2012.

The pu_fpose of the Order is to enable the Council to assemble in its

-ownership the various interests and associated rights over the land in order to

facilitate the development of the proposed scherne on the Order Land.
The statutory basis for the Order and Circular 06/2004

In preparing and making the Order, the Council was satisfied that the Order
met the requirements of Section 226(1)(a) of the 1990 Act and the guidance
as to use of the appropriate statutory powers in the Circular.

Section 226(1)(a) of the 1990 Act — “Compulsory acquisition. of land for
development and other planning purposes” — provides that: -

A local authority to whom this section applies shall, on being authorised to do
so by the Secretary of State, have power to acquire compulsorily any land in
their area -

_ (a) if the authority think that the acquisition will facilitate the carrying ouf of

development, re-development or improvement on or in relation to the land, .

Sub-section 1A qualifies this enabling statutory power as follows: -

But a local authority must not exercise the power under paragraph (a) of
subsection (1) uniess they think that the development, \re~development or.
improvement is likely to contribute to the achievement of any one or more of
the following objects— C

(a) the promotion or improvement of the economic wefl-being of z‘heir'
area; '

(b) the promotion or improvement of the social well~bein_g of their area;

- (c) the promotion or improvement of the environmental well-being of their

area




3.7.

3.8

3.9

3.10

3.11

As paragraphs 13-15 of the Circular (CD 4) advise, an ecquiring authority

may only make use of the statutory procedures in the Acqtjisition_of Land
1981 Act where an appropriate enabling power exists. Fuirther that power

must be the most specifie power available given the purpose for. which the |

authority seek to make the acquisition. In accordance with this guidance, the
Council considers that the planning power under Section 226(1)(a) is the

~ most specific and_appropriate'powef available to the Council for the purpose

of facilitating the rede\')elob'mént of the Order Land by way of the Scheme
which will provide a high quality mixed tenure housing development
comprising 147 homes, 58% affordable housing, attractive open spaces and

© public realm.

Paragraph 17 of the Circular requires that “a compulsory purchase order

" should only be made where there is a compelling case in the public interest’.

‘Paragraphs 18 and 19 of the Circular emphasise that an acquiting authority

should have a clear idea about how it intends to use the land it is prpposing to

acquire, and that the order is justified in the public interest.

Paragraph 23 of the'CircuIar advises that where planning permission is
required for a proposed scheme and it has not been granted, there should be

" no obvious reason or lmpedlment why it should be withheld. in partlcular an

acquiring authorlty should be able to demonstrate that the proposed scheme
would be in accordance with the provisions of section 38(6) of the 2004 Act,
namely that it in accordance with the development plan unless material

planning considerations indicate otherwise.

in making. the Order, the Council has had regard »to the abo_ve mentioned

Circular guidance. The Council cpﬁsiders ‘thét Section '226(1)(a) is the most

appropriate enabling power. Further and given the adopted AAP which seeks
to promote housing led regeneration of the Aylesbury Estate, and the

contribution of the Scheme to the redevelopment on the Site_ and the social,-

economic and environmental wellbeing of the area, there is a compelling case
in the public interest for making the Order which overrides other private

~ interests or rights.
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3.12 Appendlx Aof the Clrcular prov;des specmc gu1dance to acqunrmg authorities

3.13°

3.14

3.15

relying on Sect|on 226 of the 1990 Act In partlcular, paragraph 2 expounds

that Section 226 is “intended to provide a positive tool to help acquiring

authorities with planning powers to assemble land where this Is necessary to

Jdmplement the proposals in their commdnity strategies and Local

Development Documents”. "Notably, the Order Land forms part of a wider
area which is the subject of the adopted (and commended) AAP’ (a
development plan document) which “provides a blueprint for the ambitious
regenération of the Aylesbury Estate over the next 20 years5’ (see ‘Forward’ to
AA.P,), Throughout, my proof | refer to relevant guidance from this Appendix A
and seek to demonstrate that the Council has uéed the power under Section
226 as a positive tool to deliver the much anticipated regeneration of the

“Aylesbury Estate to which the Order Land would make a positive contribution

and has applied the guidance appropriately in promoting the Order.

Together with the proof of evidence of my colleague Jane Seymour my proof
of ewdence shows that Council has a clear idea about the intended use of the
Order Land, that plannmg permission for the intended use has been granted
and that there.is a compelling public interest in compulsorily acqusrmg the

Order Land

Intended use of the Order Land

[n this proof I make reference to the Site being - land comprising 1-59
Wolverton, Aylesbury Estate and upon v(?hich the proposed scheme .'is
situated. The extent of thé Order Land differs from theﬁépplicétion site for the
Scheme in that the Order Land includes interests outside the application site
to facilitate delivery. Therefore, my references to ‘Site’ are references to the
site being the subject of the planning application and compﬁsed in the Order
Land.

On 16 July 2012 ‘London and Quadrant (L&QY) submitted an application

- {12/AP/2332) (CD17) for full planning permission for a housing scheme on the

Site. Submission of the planning application followed a péﬁod'of pre-
application discussions with the local planning authority to finalise their
proposals in line with the authority’s planning policies.




('W

3.16

3.17

The planning application proposes to demoalish the existing bulldings on {or
adjoining) the Site and redevelop the site to provide 147 residential units
consisting of 30 x 1 bed, 71 x 2 bed, 13 x 3 bed, 28 x 4 bed and 5§ x 5 bed

homes. It is pronesed that 58% of the habitable rooms provided, would be

affordable housing. The proposal would provide a basement car park area
(with 44 car parking spaces) with a new vehicle access from the south of the
site. Plans showing the proposed ground plan, proposed elevations and other
illustrative drawings-can be found in CD17 ("the Scheme”).

~On 6 November 2012, members of the Council's Planning Committee

considered the planning application for the Scheme and resolved to grant
planning permission in line with the officers’ recommendation (CD18), subject

" to conditions and completion of an appropriate legal agreement a Section 106

Agreement pursuant to the 1990 Act to secure the provision of affordable

_ housing and financial contributions towards the necessary infrastructure and

mitigation of adverse impacts of the scheme The s106 Agreement (CD20)

. has subsequently been concluded and plannlng permlssmn (CD19) was

3.18

4.1

granted on 19 February 2013. The key benefits or mitigation secured by ,the

" 81086 are detailed below.

Thé Council “considers that the granting of planning permission for the
Scheme provides compelling evidence that the intended use of the Site would

facilitate redevelopment and there is a clear intended purpose for the Land. In

the next section 4, | set out the ‘wellbeing case’ for the compulsofy acquieition

" and in Sections 5 and 6, | demonstrate that there is no planning reason why

planning permission for the application would have been withheld.

-CONTRIBUTION. TO THE PROMOTION OR IMPROVEMENT OF THE
ECONOWMIC, SOCIAL OR ENVIRONMENTAL WE_LLBEING OF THE AREA .

The Aylesbury estate was constructed between 1966 and 1977. The estate
was designed by architect Derek Winch whose ambltlon was to create a llvmg

- environment linked to other estates in the borough with the creation of

elevated pedestrian walkways. ‘The majority of housing stock on the estate

" was constructed using Jespersen 12M large panel system block. While the
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4.3

4.4

4.5

4.6

es‘tate‘was built using principles which were fashionable when it was buit, it
has not stood the test of time well.

Paragraph 1.2.2 6f the AAP (CD12) notes that the estates problems are well
known. The following section outlines the main issues affecting the estate

established in the sustainability appraisal of the AAP and the evidence base

used to prepare the AAP.
Economic and social issues affecting the Aylesbury Estate

The Aylesbury estate is located in Faraday wafrd which suffers from high
levels of social and economic deprivation. The 2010 Multiple Indices of
Deprivation indicate that the Aylesbury estate is within the 20% and 30%
most deprived super-cutput areas in the country.

At the time of the 2001 censué, 65.5% of the working age population was
economically active compared to 70.3%. in. Southwark and 74% in Great

Britain (2001 Census). In October 2012, in Faraday ward 6.2% of the’

workforce were In receipt of job seekers allowance, compared to 5.2% in

Southwark and 3.8% in Great Britain (Nomis 2012). With regérd o

educational attainment, according to the 2001 census 38.8% of people
between the age of 16 and 74 in Faraday ward had no qualifications

" compared to 29.5% in Southwark and 22.3% had higher level qualifications

compared to 34.8% in Southwark.

The 2010 Indices of Deprivation suggest that much of the estate lies in 10%

- and 20% most deprived areas in the country with regard to the living
environment and the 20% most deprived areas with regard to crime.

In 2009, Southwark published that Southwark Housing Requirements Study -
Aylesbury Estate sub-area report, 2009 (Appendix TCO1). This study found
that;

» - 50% of households on the Aylesbury estate earned less than £15,000
pa. compared to 46.6% in Southwark. Conversely 3.8% of households

had an income of more than £60,000 compared to 12.8% in Southwark

(paragraph 2.5).




4.7

4.8

«  45% of households on the estate considered that there was at least one
serious problem with their property. The most common'problems were
reported to be damp penetration or condensation and heating . or
plumbing (paragraph 3.3). '

‘. Over 20% of all households across Aylesbury estate live in

overcrowded conditions. The grdups most likely to be overcrowded 'are

Jone parents, couples with children and groups of adults (paragraph

3.9).

. 22% were dissatisfied with their property, compe{red to 11% in
Southwark (paragraph 3.12). o '

. 37% of respondents to the survey in the Aylesbury estate repcirted that
they wanted fo move, compared to a Southwark éverage of 30.6%
(paragraph 3.13). ' ' '

.o Overall, a total of 1,517 households in Aylesbury estate were assessed

as living in unsuitable housing‘due-to one or more factdrs, including
overcrowding, disrepair, children in high-rise - flafs, and the
" accommodation being too expensive (paragraph 4.5).

Envir_onmental issues affecting the Aylesbury Estate

The urban design of the estate suffers from a number of problems. The

appearance of the facades of the system built blocks, their shape, colour and
material, is- monotonous. The lack of diversity in terms of appearance,
massing and scale results in a drab landscape which lé_lQKS‘ richness or

< differentiation, This, combined with the contrast to surrounding areas'serves

to increase the stigma attached to the estate. The absence of a hierarchy of
streets creates an environment which - lacks legibility and is difficult to

navigate.

While pedestrian connectivity around the estate is relatively good, the public
realm is especially poor. Much of the estate was designed on the'premise that
traffic and pedestrians should be separated. A series of high level walkways

would provide access around the estate for pedestrians, while cars would
. operate at ground level. In practice, the high level walks. are very difficult to

navigate, with frequent stairs, -are inhospitable for those with mobility
impairments, and the many turns and blind spots feel unisafe. - :

10
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4.9

4.10

4.11

4,12

At' ground Ievel, mény of the streets are nﬁea WIth garages and forecourts
which again reduce surveillance and results in an unattractive en'yironment for
pedestrians and cyclists. Ma'ny of the roads are terminated in cul-de-sacs and

.while pedestrians can move throdgh these, the absence of consideration

given to matenals and footway treatments compound problems for those with
mobility |mpa|rments ‘

Many of the buildings themselves are overscaled and fail to operate on a
human scale. The very long 1.4 s%orey north south orlented blocks on Thurlow -
Street and Portland Street create overshadowing which is a particular
problem around the base of the buildings and in entrances to lifts and

- stairwells. In many instances, the scale of the buildings are also overbearing

on surrounding developments, in locations such as Mlna Road, Portland
Street and Wooler Street (see photographs in TCO2).

The condition of the buildings. themselves.is dealt with in the proof of .

. evidence of Ms Catherine Bates. The evidence presented at the examination

on the AAP suggested that the system built blocks perform very poorly with
regard to energy efficiency and their Standard Assessment Procedure (SAP)
ratings fall significantly belaw those required for modern construction
(typically 80+) (paragraph 2.2.5, Demolition Evidence Base, March 2009,
TCO03). With regard to structural considerations, it was noted that the 7, 8 and
13 storey blockslwere designed and constructed in accordance with post-

' Ronan'point reguirements, the 5 and 6 s’forey blocks were not been designed

to avoid disproportionate collapse in the event of accidental loading caused
by a gas explosion (paragraph 2.3.3 - 2.3.5, TCOS).

Thére' is approxfmately 6.2ha of green space on the fo_otprin't-o_f' the estate,

-comprising housing amenity spaces and roadside spaoes.'The majority of

these are of little interest comprising mainly of grassy areas and some trees.
Although many oi‘ these spaces are located bétween blocks, they are not well
overlooked because of the fact that pedestrian movemen;c.frequently ocours
on the first level walkways and because in many areas, the private gardens
which face onto these specee have been screened off to provide privacy.
There is a lack of distinction between whether spaces are public or private,
generating questions over perceived ownership. In addition, the spaces
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adjacent to the 14 storey blocks tend to be overshadowed for much of the

day. In view of these issues, many of these ‘spaces appear to be underused -

and of limited value.

Burgess Park is the closest park to much of the estate. It is metropolitan open
land and a district park in the hierarchy in Southwark’s draft Open Spaces:
Strategy 2010. Surveys of the park have consistently found that it rates poorly

~ in terms of quality. The 2010 draft Open Spaces Strategy scored its quality at

57.1%, well below the level of 66% which is the minimum threshold for G‘r_een

Flag status. A detailed survey of Burgess Park ‘was undertaken by

Gro'undwork Southwark and Lambeth on behalf of Southwark in August 2009.
The survey comprised an online and postal questlonnalre sent to 3,500

‘households directly around the Park and 1,500 among specific communlty

facilities for distribution.

The key findings were that while Burgess Park is highly valued by its local

'community, there is an underlying feeling that it is ‘unloved’. The majority of
‘ respondents considered that it needed better facilities and to be redeSIgned

Redesign should focus on better integration of the park (e.g. better linkages
and signposting) and landscaping incorporating wildlife areas. It was also
important that safety was improved.

Benefits of regeneration to economic and social wellbeing

The Aylesbury AAP (CD12) seeks to facilitate a redevelopme‘nt of the entire

" estate, replacing the existing 2,700 properties with around 4,200 brand new,

mixed tenure homes. |t establishes a vision and ‘objectives ta guide the

regeneration.

The vision emphasises the opportunity to provide 4,200 new homes,

" representing an uplift of around 1,500 homes. Paragraph 3.13 of the London

Plan states that ‘the Mayor is clear that London desperately needs more

'_ homes in order to promote opportunity and real choice for all Londoners",

Policy 3.3 (Increasing housing supply) of the London Plan (relevant extracts
are included in TCO4) indicates that the Mayor will seek to ensure provision of

an annual average of 32,210 net addltlonal homes across London Table 3 1 .

in the London Plan confirms that Southwark has a target provndmg a mmlmum

12
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4.18

4.19

of 20,050 new hommes over the period of 2011-2021, a rate of 2,005 new

"homes per year. New homes on the Aylesbury estate will help meet
Southwark and London’s need for additional housing. The AAP sites,

including AAP1 which incorporates the Order Land have been allocated on
Southwark’s Adopted Policies Map 2012 TC11 and through the AAP and are
needed to help meet Southwark’s London Plan housing target.

The AAP also envisions that redevelopment will deliver a new and more
balanced mixed community with far better living condlitions. The aspiration to
create a mixed community is consistent with Core Strategy objective 2a and
London Plan policy 3.9 which states that communities mixed and balanced by

 tenure and household income should be promoted across London. Currently

81% of homes across the estate are in social rented tenure. The estate is

- located in Faraday ward in which 78% of homes are in social rented tenure. -

AAP policy BH.3 (Tenure Mix) (p. 35, AAP) seeks to ensure that the

' redevelop‘ment will providé a mix of tenure including 50% private housing and

50% affordable housing .and this . policy. scored: well in the sustainability
appraisal undertaken of the Plan.

AAP policy BH4 (Size of homes) (p. 36, AAP) seeks to ensure that a mix of
dwelling sizes is provided with at least 30% of homes having 3 or more

bedrooms. Policy BH5 (Type of homes) (p. 37, AAP) will ensure that a mix of

housing typologies is _prdvided, in particular introducing a significant
compbnent of houses into' the new neighbourhood. This was strongly
supported in consultation on the AAP with 89% of respondents at revised
preferred options stage supporting the increased provision of houses. These

policies are consistent with London Plan policy 3.8 (Housmg Choice) which

seeks to ensure that Londoners have a genuine choice of homes.

With regard to living conditions, the deSIgn guidance in the AAP seeks to
ensure that all social rented homes in the redeveioped neighbourhood are no
smaller than existing homes on the estate. Consultation undertaken in

preparing the AAP showed consistently that people living on the estate value
the size of their homes, The AAP vision reiterates that all social rentéd

hou_sing will be built 10% larger tha.n Parker Morris Standard to ensure that
redevélopment doss not diminish " the quality of individual homes.
Commenting on this aspect of the plan in his report, the EIP inspector

13
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remarked “The AAP includes. detailed design guidance in Appendix 6 whioh
sets out space standards equivalent to the present council rented flats for the
new social rented housing (Parker Morris + 10%) and this would be expressly
required by Policy BHS. | ‘consider that .the new deveiopment built in
accofdance with this guidance would, notwithstanding the signiﬁ'cant increase
in the number of . dwellings in the 'area, provide much improved living
conditions” (paragraph 3.5, CD15). ' '

‘Policy COM2 (Opportunities for new business) (AAP p. 69) seeks to create’

around 2,500sqm of business floorspace, which alongside 1,700sqm of
shopping floorspace envisaged in policy COM1 (Location of social and
community facilities') (AAP p. 67) would provide new sources of employment.
it is envisaged that the range of facilities would also be bobsted by provision
of a new health centre. If_ is envisaged tha‘i this would serve 9 GPs which
should be sufficient to meet needs of the increased population on the estate

and have a slightly wider catchment area.

The AAP also integrates the regeneration of the estate with significant

improvements being undertaken to local schools, which also help provide
additional school places to help meet the educational needs of the new

~ population of the estate. The Will Alsop designéd Michael Faraday primary

school in the heart of the estate opened its doors in 2010 following a rebuild.
The school’s interim Ofsted assessment in 2010 rated it as outstanding in all

areas. The Walworth Academy on Albany Road has been rebuilt and opened.

in 2010. Another school is also planned on the Walworth lower school site on

Trafalgar Street. Construction started on this school, “New School,

Aylesbury”, in August 2010. It is due to open as an academy in September
2014, ’

Benefits of regeneration fo environmental wellbeing

The AAP vision highlights-the potential to create a much more permeable

layo.ut with good street frontages with new homes that will ovérlook strests
and spaces, providing much better natural security. It also emphasises that
good design will be at the core of the redevelopment to help create a varied

and interesting new residential neighbotithood. -AAR .policies MP1. (The

masterplan) (p. 22, AAP), PL1 (Street layouj (p. 44, AAP) to PL8 (Burgess
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4.24

Park (p. 586, AAP) and the AAP DeS|gn Guldance in appendlx 6 (p 109 AAP)

'asplre to create well de3|gned streets and spaces which are easy ‘to
understand, lively and interesting, which are well overlooked and feel safe .

and which provide interest and allow for the development of character.

Commenting on the urban form, in his report the AAP [nspector agreed
that:"There aré fundamental shortcomings in the urban form which is
characterised by monolithic b/ocks of flats of up to 14 storeys accessed
largely by elevated Walkways The internal stairways and dark corridors

~ appear to offer opportunities for crime and this was a view expressed in

consultation on the Plan. Ewdencé obtained for the Sustainability Appraisal
showed that some areas near the Walworth Road were in the 10% most

affected in terms of crime in England. At street level the buildings present a
forbidding and unkempt appearance and pedestrian routes are constrained by

the layout of what in many cases are particularly large buildings. Whilst it is
possible that some of the maintenance shortcomings of the buildings could be
addressed, | agree with the Council that refurbishment would be unlikely to
achieve safisfactory living conditions in the longer. term” (paragraph 3.4,
CD15). S

New homes will be built to the highest standards of sustainable design and
construction. The Demolition Evidence Base (TCO3) indicated that that the
SAP ratings of the existing blocks within the Aylesbury Estaté are currently
around 43 to 59. While typical for construction of this fype and age, theée
ratings fall significantly below those requ;red for modern construction
(typically 80+) To meet Core Strategy policy 12 (CD9), all new homes will be
built to Code for Sustainable Homes level 4 as_a minimum and to comply w1th
London Plan policy 5.2 (Minimising carbon dioxide emissions) will need ‘to
reduce carbon emissions by 44% oVer the 2006 Building Regulations

requirement. Policy BH.6 (Energy} (AAP p. 39) envisages that the energy

supply for the action area core will be generated by combined heat and
power. The feasibility of this was assessed in the Sustainable Design and
Construction strategy background paper. (May 2009). Table 4.12 of the
Sustainable Design and Constructlon strategy background paper indicates

that the existing estate emits 18,400 tonnes of CO2 per year. By contrast

redevelopment -incorporating gas-fired CHP would emit 11,410 tonnes per

year (the relevant exiract is included in TCO5).
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4.25 The reductlon in CO emlssmns will contrlbute to the overall reductlon inCO2
of 22.4% by 2020 and an 80% reduction by 2050 which are targeted in the -

4.26

427

4.28

Council's Energy and Carbon Reduction Strategy 2011. Commenting on the
energy strategy in the AAP, the EIP inspector agreed fhat “Overall | conclude
that the plan would be likely to meet the targets it sets itself in terms of zero
carbon growth development and would result in an appropriately sustainable
form of development” (paragraph 3.14, CD15).‘ |

Evidenee from estates elsewhere in Southwark suggests that average water
consumption in the existing development would be around 160L per person
per day. To meet Code for Sustainable Homes level 4, this level would be

‘reduced to a maximum of 105L per person per_'day. With regard to water run-
 off, Core Strategy policy 12 woulc'l. require the development to attenuate run-

off by 50%.

~ With regard to open space, the AAP aims‘ for a big improvement in the quality

of open space available to residents and local people. There would be about
60ha of open space in the action area, following redevelopment the same
quantum as at present but the configuration of open space, its Ilghtmg, design

‘and landscaping would make it much more usable. Policy PL5 (Public open

space) (AAP p. 51) states that new development will provide a high quality

‘network of different open spaces of a range of sizes and functioris. On the

estate footprint, the existing amenity areas would be consolidated into three
green fingers which can provide for a range of functions, including children’s
play, informal recreation and food growing. Policy PL8 (Burgess Park) (AAP
p. 66) states that Burgess Park will be transformed to become an atfractive
and better used open’ space, serving residents of the redeveloped

neighbourhood and south east L.ondon. .

Policy PL6 {Children’s Play Space) (AAP p. 51) will ensure that all proposals
provide for 10sqm’ of playspace per child , in accordance with the standard set
out in the Mayor's Shaping Neighbourhoods: Play and Informal Recreation
SRG (September 2012). This will comprise a range of spaces, including
doorstep space for young children and neighbourhood facilities for older
children and teenagers. » '

16

1913




1914

4, 29 A masterplan for Burgess Park has been prepared and the initial phase of the ,

4.31

transformatlon of the park was completed in July 2012 £8m |nc|udmg £4m _

from.the Mayor's Priority Parks Scheme was secured to carry out these

- works. The AAP envisages that thé tariff will secure funding to help deliver the

remaining phases of development. A further £20m will be required to

~ complete the masterplan.

GConsultation

The AAD smrl fhe beneft of redevelopment were strongly supported through
the iterative consultatlon and community engagement which occurred in the
course of preparing the AAP The consultation process is summarised in

section 1.3 and appendix 1 of the AAP (CD12).

At the outset of the plan' preparation, the Council recognised that the
importance of a group of local people and stakeholders o help champion and

take ownership of the. plan..- A neighbourhood team was established,.
specifically for the purpose of preparing the plan, comprising 40 members
representing a wide range of interests, ages and cultures. It included

residents, those working with'the young, old and vulnerable, transport groups
and local busines.ses and traders. The first action of the neighbourhood team
was preparation of a charter of obj'ectiv_es for the redevelopment of the estate.
The vision of the charter was expressed as follows: '

“We want the Aylesbury area to become a successful heigh'bourhood,

mcorporat/ng the highest design standards, a good mix of uses ‘and a Iayout
that will meet the needs of current and future generations. We want the
Aylesbury area to be known for high quality social rented and private homes
that address a ‘vjariety of local needs, including those of the elderly and

* vulnerable. We also want to -be known for an outstanding environment with -

excellent parks, streets, play areas and exercise spaces which are accessible
for all. We want residents to choose fo stay in the area because of the quality
of its schools and community facilities. Overall we want to promote a healthy

lifestyle culture for all residents and create a place with a strong sense of

community.
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4.32

4.33

We want to contribute to the regeneration of our neighbourhood by setting out
key principles on the quality of new homes, impro'ved aCcesé and 'transport,
great streets, squares and parks, and better social and community facilifies.

We also want to contribute by encouraging all those who take decisions that
affect our community to aspire to and maintain the highest standards

In this way we shall build an exemplary neighbourhood in which we and our
chitdrenr will want to live and of which we can be rightly proud” (cited in
Appendix.14, Consultation Report May 2009. An extract is included in TCO06).

The objectives of the charter included offering a mix-of housing types and
tenures, locating higher density housing in areas with good pubic transport
and promoting well designed and safe streets and squares which are
overlooked by windows, which avoid blank facades and which incorporate

well 'des'igried streets in which people in which people ¢an meet and engage

with one. another. These objectives formed the cornerstone for the AAP

" vision and objectives.

The neighbourhood team also participated through a series of ‘plénning for
'real events’, looking at issues surrounding design, density and value. As well
as acting as a sounding board during the preparation of the AAP the
neighbourhood team helped raise awareness of the AAP and staffed the”
publlc exhibitions held at each stage in the production of the AAP — from .

issues and options, preferred options to submission. These exhibitions

comprlsed. -

. The Show Horﬁes Exhibition in June 2007 which was designed to raise

awareness of the regeneratlon and the AAP.

. The Building Futures Exhibition in October 2007, designed to raise
awareness of and obtain comments on the issues and options report.

» The Aylesbury Future Roadshow in April 2008 sought people’s views on
the preferred optlons ‘

. The revised preferred options exhibition in October/November 2008

sought residents’ opinions on the revised preferred options.
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4.34

4.35

5.1

5.2

o 89% agreed with the revised types of homea and

. The Aylesbury VlSIOI‘l was held on 6 Maroh and 7 March 2009 A family .

fun day was orgamsed for Saturday 7 March 2009 mvolwng a range of
activities to encourage partICIpatlon from all local residents, {o help
inform local people of the publication draft report and get their views.

.. Ih all, 940 people attended the Show Homes exhibition and 900 pe‘ople :
attended the more recent exhibitions. Over 650 questionnaires were
completed at the Iatter The revised prefetred optlons exhibition was
attended by 54 people and 46 questionnaires were filled in. Of these: -

. 89% agreed with the revised tenure mix;

YT

- of more units for family homes would make the scheme attractive;

.. 85% supported the revised sizes of homes;

~*  96% welcomed the decrease in density.

»  94% supported the revised building heights. 3 people cons;dered the
new building heights were still high.

The final exhibition was attended by 133 people and 100 quesfionnaires were
filled in. At this exhibition 82% supported the vision in the AAP.

Overall, the cbnsultation undertaken on the AAP demonstrated strong
community support for the AAP proposals.

PLANNING POLICY CONTEXT AND CASE FOR PLANNING PERMISSION

Paragraph 12 of Appendix A, the Ciréular‘(CD4) states that ahy programme of
land assembly needs to be set within a clear strategic framework and that this

- Is a particularly important part of the justification for compulsory purchase. -

Paragraph 13 of the same Appendix A indicates that the planning framework
providing justification for an order should be as detailed as poésible in order
to demonstrate that there are no planmng impediments to 1mplementatlon of
the Scheme._ -

With reference_to paragraph 23 of the Circular (planhing impediments) and

~ paragraphs 12-13 of Appendix A, the development plan for the purposes of
‘section 38(6) of the Planning and Compulsory Purchase Act 2004 comprises:

a) London Plan (2011) (extracts at CD13):
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5.3

5.4

5.5 -

5.6

b)  Southwark’s Core Strategy (2011) (CD8);
¢) - Adopted Policies Map (2012) (TC 11);

R Aylesbury Area Action Plan (2010) (CD12); and
e) Saved Policies in the Southwark Plan (Unitary Development. Plan) :

(2007) (GD10).

| am of the view that there is a clear ,strategib framework justifying acquisition .
of the Order Land. In addition to the above policies, the AAP in particular
. provides a detailed framework for acquisition of the Order Land, consistent

with the Circular advice in paragraphs 12 and 13.

National Planning Policy Framework

The Nationél -Planning Policy Network (NPPF) (CD14) was published on 27

March 2012. Paragraph 13, states that the NPPF constitutes. guidance for :
dogal-planning-authorities and- decrsmn-takers bothrin drawing up plans and. as -

a material con3|q|erat|on in determmmg applications. There is a presumption
in favour of sustainable development. In terms of plan making NPPF requires
that local authorities should positively seek oppottunities to- meet the

development needs of their area and that decision makers should approve -

development proposals that accord with the development plan without delay.

Péragraph 17, sets out the Government’s core planning principles as follows: -

. up-to-date plans based on joint working and cooperation;
. proactively driving and supporting sustainable economic dev‘eldpm_ent to
deliver homes and business space; '

e securing high quality design and good standards of amenity;

o taking account of the roles and characters of different areas to prbmote
the vitality of urban areas; and '

J encouraging effective use of previously developed land.

With regard to ‘housing, paragraph 47, NPPF states that local authorities

should use their evidence base to ensure that needs are met in full and
identify sites which are critical to the delivery of the housing strategy over the
‘plan period. To deliver a Wlde choxce of homes Iocal authontles should plan

for a le of housing based on current and future demographlc trends, market. i
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5.7

5.8

59

5.10

5.11

512~

trends and the needs of dlfferent groups in the commumty, |dent|fy ihe size,

type, tenure and range of housmg that i is requwed in partlcular locations and
identify affordable housing needs (paragraph 50), o

Paragraphs 158-159, reiterate the need to ensure that plans are .base'd on up-

to-date evidence and address the need for all types of housing, including

affordable housing and the needs of different groups in -the communlty
Housing policies should be informed by a Strategic Housing market
Assessment and a Strategic Housing Land Availability Assessment.

With regard to the timescales for implementing the NPPF, paragraph 214 ’
states that for 12 months from the day of publication, decision-takers may

contlnue to give full weight to relevant policies adopted smce 2004 even if
there is a limited degree of conflict with the NPPF. In other cases and
following this 12-month. period, due weight should be given to relevant
policies in existing plans according to their degree of consistency with the
NPPF.

‘London Plan 2011

The London Plan (CD13) sets out the Mayor's objectives and policies for
London. His objectives include ensuring that the city meets the challenges of

- ~economic and population growth in ways that ensure a sustainable, good and

improving quality of life and sufficient hlgh quality homes and nelghbourhoods
for Londoners. ‘ '

Of particular relevance to the Aylesbury Estate, London Plan.Policy 2.14

(Areas for Regeneration) emphasises that within the Areas of Regeneration _

which include Walworth and the Aylesbury Estate, the Mayor will work with
strateglc partners to achieve their sustained renewal.

Policy 3.8 (Housing Choice) indicates that Londoners should have a choice of

homes that they can afford and which meet their requirements for different
sizes and types of dwellings. ' '

Policy 3.9 (Mixed and balanced communities) provides support for building

mixed and balanced communities which include a range of dwelling types and




5.13

5.14

5.15

5.16

5.17

_ tenures. Policy 3.14 (Existing housing) advises that loss of housing, including

affordable ‘housing, should be resisted unless the housing is replaced at
existing or higher densities with at least equivalent floorspace.

Local development framework

The following documents, along with the London Plan, comprise the

development plan for the Site / Order Land:

»  Core Strategy 2011 (CD9)
e  Adopted Policies Map 2012 (TC 11)
e Aylesbury Area Action Plan 2010 (CD12)

T e Southwark Plan 2007 (CD10)

The Core Strategy provides the -overarching--planning -framework. for the
borough. It was adopted .in April 2011; following an examination held in
summer 2010. It contains a vision and sirategy for each area of the borough.
The vision for the Aylesbury states that the Council will use the AAP to work
with stakeholders to achieve a phased redevelopment of the Aylesbury Estate
to deliver 4,200 new homes over the 15 year life-time of the Core Strategy.

The target for new homes on the Ayleébury estate Is reiterated in Core

Strategic Policy 5 (Providing new homes). The same policy indicates that
residential density should generally be up to 700 habitable rooms per hectare.

However it notes.that within Core Areas (of which the Aylesbury estate is -
" one), this density can be exceeded when developments are of an exemplary

standard of design.

Core Stretégy Policy 6 (Homes, for people on different incomes) states that

across the Ayleshury Action Area as a-whole around 50% of hbmee should be
affordable, of which 75% should be social rented and 25% intermediate. Core
Strategy Policy 7 (Family homes) requires a mix of homes, including provision

* of 30% of homes with three bedrooms or more.

In accordance with NPPF (CD14) paragraph 50, Strategic Objective 2C of the

Core Strategy aims to deliver more housing and-a range of different types of -
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518

5.19

5.20

5.21

homes to meet the needs of the community. Core Strategy bblicies 5
(Provivdiﬁg new homes), 6 (Homes for peopie on different.incbmeé) and 7
(Family homes)'se‘ek to meet needs identiﬁed' in the Strategic Housing Land
Avallablllty Assessment 2010, the Strategic Housing Market Assessment

~ 2010 and the Housing Requirements Study 2009,

In accordance with péragréph 214 of the NPPF, the Core Strategy should be.

attributed full weight by decision makers until 27 March 2013 even if there
was limited conflict between the two. The Council's view is that the Core
Strategy is consistent with the NPPF and full \l\vclgln. would be given 1o its

policies beyond March 20183.

Adopted Policies Map 2012

Regulation 9 of the Town and Country Planning (Local Planhing) {England)
Regulations 2012 indicate that local plans should contain an adopted policies

“map (previously called a proposals map). The Aylesbury Estate is designated

as a Core Area on the Adopted Policies Map 2012 (TC11). As is noted above,
this designation allows provision of higher density, subject to high qua'lity

design. The Site (including the Order Land) falls within an allocated proposals
site (AAAP1) on the Adopted Policies Map The allocatlon for the site is set

out in the AAP.

Saved Policies of the Southwark Plan 2007

The Southwark Plan (CD10) was formally adopted by the Council in_ July

' 2007, The majority of policies were saved in 2010 as per the Saving Direction

of the Secretary of State dated 23 July 2010. Some policies have since been

superseded by the Core Strategy and Aylesbury AAP. In particular policies

4.1 (Density of residential development), 4:3 (Mix of dwellings) and 4.4
(Affordable Housing) have been replaced by Core Strategy pdlicies. '

With regard to denéity, dwelling mix and affordable housing, deVeIopment will .
need to meet the policies set out in the Core Sfrategy and AAP, rather than.

the Southwark Plan.. -
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5.23

- 5.24

5.256

5.26

Aylesbury Area Actioﬁ Plan (AAP) 2010

Following an examination, the Council adopted the AAP (CD12) in January

2010 as amended on accouh’r of the recommendations of the Inspector.

The AAP provrdes a strong vision, clear objectlves and de’called policies to

guide the redevelopment of the estate. This vision.isto provide around 4,200 .

new homes, with a mix of tenures and dwellmg sizes. Policy MP1 (The
Masterplan) (p. 22, AAP) requires development proposals ta be in general

compliance with the masterplan. Policy MP2 (Proposals Srtes) (p. 26, AAP)

states that where proposals sites have been designated, planning permission
will be granted for proposals in accorda_n_ce with the Adopted Policies Map
and Appendix 5 of the AAP. The Site (including the Order Land) falls within
allocated proposals site AAAP1. AAAP1 comprises sites entieipated in the
first phase of the regeneration. The targets‘ set out in Appendix 5 (p. 106,
AAP)-indicete“thét"the ’adepted land allocation for sites in AAAP1 includes
around 1,417 new homes (all figures are approximate) with a mix of tenures

~ and dwelling sizes.

The adopted land allocation (AAAP1T) also clearly identifies 1-27 and 28-59

‘Wolverton (the Order Land) as having an indicative capacity of 165 homes.

The tenure mix and size of homes are prescribed in policies BH3 (Tenure
Mix) (p. 35, AAP) and BH4 (Size of homes) (p. 36, AAP).

Policy D2 (Infrastructure Funding) (p. 75, AAP) states that the Council will -
seek contributions in the form of a tariff scheme, to ensure the delivery of key
infrastructure and the mitigation of adverse planning impacts (‘the Aylesbury
’ Infrastructure Tariff “). Paragraph 7.3.2 adviges that the tariff will be set out in

an SPD and will be updated in line with inflation and the changmg needs of

~ the regeneration of the area.

The Council is currently preparing its Community Infrastructure Levy. It

consulted on the preliminary draft levy between July end QOctober 2012 and.

anticipates consulting on a draft levy in spring 2013, before proceeding to an
exammatron -in-public. The Council expects to bring the levy into effect at the
end of 2013. The strategic elements of the mfrastructure reqmred to dehver
the masterplan are identified in the Council borough—wrde Infrastructure Plan
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5.27

5.28

5.29

6.1

which forms part of the evidenoe‘ base for the CIL. "Onoé the CIL has been

brought into effect, the sirategic elements of the Aylesbury tariff WI|| be
subsumed within the CIL. After the CIL has been brought mto effect the _
Council w1|l continue to negotiate site specific mitigation through s106
planning obligations, under the terms set out in Regulations 122 and 123 of
the Communlty Infrastructure Regulatlons 2010.

The AAP is intended to provide greater certainty for developers and the
community as to the form of development which would be acceptable. It has
been subject to extensive and iterative public consultation, and an
independent examination by an Inspe’ctcir of the Secretary of State. Héving‘
béen found sound, and adopted by the Coungil (with minor modifications),. it
provides a strong vision, clear and up to date guidance. The AAP is in itself
in cdnforhwity_with the strategic policies of the London Plan. In accordance
with paragraph 214 of the NPPF, as in the case of the Core Strategy the AAP
is consistent with the NPPF and should be attnbuted full welght by decision

makers.

In his letter to the Council of 8 April 2008, the Mayor also confirmed that in his
opinion the AAP was in general conformity with the London Plan and that
there were no outstanding issues, (TCO7).

Policy Conclusions

Together the London Plan, the Core Strategy, re!evant saved Southwark
Plan policies, the Adopted Policies Map and the AAP comprise Southwark’s :
Development Plan. Both in their policies and in their preparation, the AAP and
Core ‘St'rategy are consistent with the NPPF and should be given weight
accordingly. . |

THE PLANNING CASE FOR THE SCHEME
Consistently with Section 38 (6) of the .PlanniAng and Compulsory Purchase

Act 2004, planning applications should be determined in accordance with the
dévelopment plan unless material considerations indicate otherwise. It is

. therefore considered that any development which on balance conform's‘with

. the requirements of the planning framework / documents set out above (or '
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6.2

6.3

6.4

6.5

6.6

can.provide clearly argued justifications for any deviations) would have a high
degree of certainty of achieving planning permission, and a low risk of a

. potential challenge to any positive decision.

The planning application has been assessed against relevant policies of the
development plan in the Officer’s Report to Planning Committee dated 6
November 2012'("thé Planning Report’, CD18). '

© As is noted in paragraph 3.17, on 19 February 2013 the Council granted

planning permission for the Scheme, subject to conditions. A Section 106

- planning Agreement (CDZO) was poncluded, the key benefits or mitigation

secured by which are detailed below.

The reasons for granting planning permission were fully considered in the
Planhing Report (CD18) and endorsed by members of the Council’s Plahning
Committee. The key considerations and policies for granting permission are
summarised below. |

The Site falls within allocated proposals site Aylesbury AAP P1 allocated for

hp_usihg use by the AAP. The adopted land allocation for sites in Aylesbury
 AAP P1 includes around 1,417 new homes (all figureé are approximate) with

a mix of tenures and dwelling sizes,” The Site (1-27 and 28-59 Wolverton) is
identified as ‘Site 7 and has an inéc'ative capacity of 165 homes. It has the

following additional designations or planning impiications: -

+  Urban Density Zone

. Aylesbury Action Area Core

e Air Quality Management Area

e  Flood Risk Zone under the Southwark Core Strategy 2011

. Public Transport Accessibility Level (PTAL) of 3, which indicates
moderate access to public transport.' '

- The Scheme will 'provide"l47 residential units. The Site is currently in

residential use. The provision of new homes would accord with the
requirements of the adopted site allocation AAAP1. o
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6.7

6.8

6.9

6.10

The |mplementatlon of the Scheme wm result m the loss of the exustlng 59
units oh the Site. Saved Pollcy 4.6 (Loss of reSidential accommodatlon) of the
Southwark Plan (CD10) states that proposals should not result in a net foss of
residential floorspace. Policy 3.14 (Existing Housing) of the London Plan-
2011 (CD13) resists the loss of affordable housing. In cases of estate renewal
where redevelopment of affordable housing is proposed (as in the instant
casé) a scheme should not be permitfed unless it is replacediby enhanced
accommodatlon which provides at least an equnvalent floorspace of affordable
housing.

Thére are currently 59 units on the Site. The Scheme proposes to provide 76
affordable homes of which 75% (by habitable room) would be social rented
accommbdation. Overall there would be no net loss of residential floorspace,
or affordable housing floorspace across the Site. The Scheme \}v_ill deliver
good qualify, -generous sized homes that will meet or exceed the space
standards set out in the AAP and will incorporate the latest standards of
sustainable design in accordance with-Core Strategy policy: 13 (CDQ).

Strategic Policy 6 of the Core Strategy 2011, requires a minimum of 35%
affordable housing on schemes of 10 units or more. AAP policy BH3 (Tenure
Mix) (p. 35, AAP) indicates that 59% of new homes should be affordable
across the first phaée of the development (site proposals AAAP1). [t is
recognised in Southwark’s draft Affordable Housing SPD 2011, that
affordable housing proﬁsibn’ should be calculated on a habitable room basis.
The proposal would provide 58% affordable housing based on habitable
rooms. This éxceeds.the requirements of -Strategic Pol_icy 6 in the Core
Strategy, however is marginally below the AAP requirement.

The split between the social rented and intermediate accorhmodation is 75:25

-based on habitable rooms. This is generally in accordance with the

Southwark Plan (which expects a 70 30 spht) and accords with AAP Policy
BH3 which requires a 75:25 split. Within the social rented sector, all units
would be provided at target rent levels, and this would be sscured within the
s106 Agreement. ‘ '

The Scheme will provide good quality affordable housing provision which
significantly exceeds the minimum requirements of the Southwark Plan and
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-Core Strategy Whllst there i is a mlnor dlvergence from the AAP requirement,

this shortfall equates to approxrmately one unit and is not considered
mgmfncant It would certainly not justify refusal of the application (as evident

in the affirmative resolution to grant planmng permlssmn) Moreover, given

that the affordable housing reqwrement in-policy BH3 apphes to phase 1 as a
whole, there, will be further opportunity to make up the marginal shortfall in

subsequent developments in'phase 1.The Scheme will achieve the AAP aim -

of a mixed tenure community, whilst re-providing the existing level of social
rent housing at the site in line with the requirements of the London Plan.

Cbre Strategy Strategic Policy 7.requires at least 60% of units fo have 2 or
more bedrooms and 20% of units to be 3,4 or 5 bedrooms in the Urban Zone.

| . AAP policy BH4 (Size of homes) (p. 36, AAP) has a requirement for 70% .of

6.13

6.14

homes to have 2 or more bedrooms, 20% of homes to have 3-bedrooms, 7%
of homes to have 4 bedrooms and 3% of homes to have 5 or more bedrooms.
The Scheme would provide 80% of units with 2 or more bedrooms, 9% of
units with 3 bedrooms, 19% with 4 bedrooms and 4% with 5 bedrooms. The

gfeater number of family homes provided by the pf_oposal is considered -

beneficial given housing need for larger homes in the borough. -

Appendix 5 of the AAP estimates 49% flats, 19% maisonettes and 32%
houses could be provided on this site. The Scheme provides 58% flats, 26%
maisonettes and 16% houses, exceeding the percentage for flats and

maisonettes and fallirjg below the percentage for houses as set out in AAP

policy BH5 (Types of homes) (p. 37, AAP). However, all ground floor
maisonettes have individual front doors onto the street, private front and rear
'gardens and the internal space standards are comparable to a house and
therefore would have the characteristics of an individual house, albeit with
neighbouring acco‘mmodaﬁon above. The quality of the .houses and
maisonettes is consndered to be good, and the provision is acceptable (the
typical layouts shown in pp 57-61 of the Design and Access Statement show

" the locations of the different housing typologies, CD17).

Policy 4.3 of the Southwark Plan 2007 requires 10% of residential units to be
provided as wheelchair accessible fitted out for occupation. The scheme

would provide 156 whéelchair accessible units .consisting of 4x2 bed flafs in the

private tenure and 11x3 bed ground floor maisonettes (with internal platform
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8.15

6.16

6.17

6.18

lift) with private gardens in the social rented tenure A total of 15 wheelchair
' accessmle car parking ‘spaces would be provrded and are located in close

proximity to the wheelchair units. The provision is acceptable in accordance

‘with policy, and would provide good quality wheelchair housing.

The overall internal space standards for all dwellings are corisistent With the
minimum floor areas set out within the Southwark Residential Design

‘Standards SPD 2011 (CD16) and in most cases, exceed the minimum

standards. The internal space would also meet the AAP requrrements in

Table A8.1 (p. 152, AAP). Qverall, 90% of units would have a dual aspect,

internal storage space and private amenity space in the form of either a good
size balcony or private garden (typical layouts are -shown on pp 57-61 of the'
Design and Access Statement, CD17). Two communal amenity spaces would
be provided for residents. Whilst some private gardens a_re moadest in scale,
all units have access through'their garden into the communal amenity space ‘
(the approach to landscaping and provision of amenity areas is shown on p.

. 70 of the Design and Access Statement, GD17).

The Site is situated within the ‘Urban Zone’ which reguires a density of
between 200 and 700 habitable rooms per hectare. AAP policy BH2 (Density

“and distribution of homes) (p. 31, AAP) outlines a density range of 601-700
* habitable rooms per hectare for site 7. Based on the Site area of 0.88

hectares, the development of 541 habitable rooms equates to a density of
615 habitable rooms per hectare. The density sits within the required density
range, which is considered acceptable in policy terms.. '

The planning application scheme layout, scale, massing and design approach
responds to the context surrounding the site and accords with the aims of the
AAP. The Scheme proposes two perimeter bocks, separated by a mews
street, as envisaged in the masterplan (a ground floor plan is shown on p. 51
of the Design and Access Statement, CD17). The iayodt is in_accordance with
AAP policy MP1 (The masterplan) (p. 22, AAP) and policy PL3 (Building block
types and layout) (p. 46, AAP). '

The proposal provides, for buildings of between 3 and 8 stforeys. \These

- heights- are considered appropriate in the context -and accord with the

guidance within AAP policy PL4 (Building heights) (p. 48, AAP) (proposed
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6.19 '_

"6.20

8.21

eievations are shown ,on'rpp‘. 64-66 of the Design and Access Statement,
CD1,6). Further defails regerdihg'materials, _deteiled finishes and landscaping
will'be secured by condition to ensure the anticipated and required design
guality to ensure the scheme is a success, is achieved. '

There is an existing mul’u use game area (MUGA) which will be lost as a |

result of the. development. AAP policy PL6 (Children’s play space) {p. 51

AAP) provides a strategy for the provision of playspace across the action area.

and provides indicative locations for doerstep playable space, local playable
space, neighboﬁrhobd playable space and youth. space. There is no
requirement within the AAP to re-provide the existing MUGA at site 7, but
there will be opportunities to reprovide. this _space in. future phases of

.development. The Site Is close to several open space fagilities and provides

playspace on site for-residents of the development. L&Q have agreed to
provide a £127,299 financial contribution towards sports facilities within the
vicinity of the Site which would help deliver sports facilities in future phases.

The planning application scheme proposes provision of 0.4 spaces per uni,

- which accords with the standard in policy TP3 (Parking standards: residential)

(p. 63, AAP). A total of 44 parking spaces would be provuded in the basement

6 of which are wheelchalr accessible spaces. The layout ‘and entry point to
the car park is considered appropriate (the approach to car park_ing is shown

on p..81 of the Des’ign and Access Statement, CD17).

The London Plan and Strateglc Policy 13 ‘High environmental standards’ in '
. the Core Strategy require developments to make the fullest contribution to the

mitigation of, and adaptation to, climate change, and to minimise ,carbon

dioxide emissions. The Scheme w.m meet Code for Sustainable Homes level -

4 and exceed the Core Strategy Policy 13 target to reduce carbon emissions
by at least 44% over the 2006 Building Regulations An energy assessment

was submiitted with the Scheme demonstrating that a range of renewable -

technologies had been assessed to address AAP policy BH6 (Energy) (p. 39,
AAP). The Scheme proposes solar photovoltaic panels on the roof of the
buil'dings which would provide savings of 13.4%. .Solar photovoltaic panels
were considered the most suitable means of seeking to meet the renewable

technologies target in policy BH6.
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6.22

The Scheme meets the Council’s development objechves for the regeneration
of the Site and the actlon area core, in particular the provision of high quality
mixed tenure housmg The S106 Agreement (CD20) will further secure the
followmg

¢. 57.9% Affordable Housing (75% social target  rent .and 25%
intermediate) based on habitable rooms S o

. £2,005,374 (calculated at £13,642 per unit) Aylesbury infrastrucfure

" Tariffto mitigate the impacts of the Scheme S

. £485,569 towards Employment during construction,. Sports
development, strategic transport, and health_ - .

«  The provision of two car club bays on Sedan Way, which is acceptable.
Three vyears free car club -membership to all residents of the
development. . '

) A Travel Plan and £3,000 momtormg fee.

s . £112,000 contrlbutlon to TiL for bus capacity enhancements

.« £ 0,000 contribution to TfL for a new bhus shelter on East Street

. £30,000 contribution to TiL for bus countdown displays at 3 bus stops

_ serving the site

. £34 564 contribution to the CounCII for new tree plantlng within the
wcmlty of the site

.. lmprovements to and adoption of hlghways (Sedan Way and the

6.23

Southern Access)

Policy D2 (Infrastructure Fuhding) (AAP p. 75) of the AAP (CD12) states that

the Council will seek contributions through the Aylestry Infrastructure Tariff
to ensure the delivery of key infrastructure and the mitigation of adverse
planning impacts. Paragraph 7.3.5 notes that the tariff will secure the delivery
of public open space, improvements to Burgess Park, highways
improvements fo Albany Road,'Thurlow Street and Portland Street, publ_ic
transport improvements community facilities and energy infrastructure. Table

'A7.3 in AAP Appendix 7 (p. 170) sets out the cost of each item of

- infrastructure required:
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6.24

6.25

1 il

nfrastructura fariff

405,000
735,000

% 030,500
5,000,000
655,000

4 926,000
#,172,000
2 004,000
1,875,000
547,000
575,000
2,000,800
6,060,000
6,060,000
£ 725,000
£00,000
B0G,000
50,000
000
5,000,600

Table A47.%: Costs that have heen allowed for with tha

However, as is stated in paragraph 5.25 above, because the tariff was to be

provided in an SPD, the tariff itself is not specified in the AAP.

V'The AAP was accompanied by Infrastructure and s106 background paper

(TCO8) which explaihed the ‘Counci]‘s approach to securing infrastructure and

the tariff in greater detail. Table 1 in the background paper shows that the

infrastructure sough_t (and listed in Table A7.3) has a total cost of £53m at

today’s prices and an outturn cost of £81m. Based on this total, Table 1 notes
that the tariff per unit is £13,420 (the relevant extract is included in TCO8).
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6.26

6.27

1 6.28

6.29

| L&Q will have covenanted as F;arl 6f the S106 Agreement to m,aké a

contribution of £1 3,642 per home which is in accordance with the envisaged
tariff and as such has satisfied policy D2 in making an appropriate
contribution towards the site-wide infrastructure set out in Table A7.3.

The Aylesbury Infrastructure Tariff does not include all items for mitigation but

-'the specific infrastructure ,requireme.nts detailed as a direct result of the

Masterplan within the AAP. Other heads of general mitigation are secured
pursuant to Saved Policy 2.5 of the Southwark Plan which advises that

_ planning obligations can be secured to overcome the negative impacts of a

generally acceptable proposal. Thé specific obligations are set out in and
applied in accordance with the Council's methodology in its Section 106
Planning Obligations Supplementary Planning Document. {TG12). These
contributions are being secured by the Council to ensure that all blarining
impacts of the Scheme are appropriately mitigated. In particular, in addition

. to the Aylgsbury Infrastructure  Tariff - the 8106 Agreement secures

contributions towards:

a) Employlﬁent during construction;
b)  Sports development;

" ¢} - Strategic transport;

)

d)’ Tree planting in the vicinity of the site;
e) Atravel plan and car clut;bays;'

f) . Improvements to bus services; and -
g) Health care facilities.

The S106 agreement also secures-a contribution towards, Mayoral CIL for
strategic transport improvements in London, primarily Crossrail in the sum of
£324,590 = 9,274m2 x £35. ’ |

The Scheme is deemed by officers to be in accordance with the development
plah and indeed was endorsed by its Planni'ng Committee Which"’rebently
resolved to grant planning permission for the Scheme. In accordance with
par_agréph 13, given the above planning policy considerations, there are no
planning or-other impediments to the grant of planning permission for the
Scheme,
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6.30

6.31

6.32

6.33

- Contribution of the Order Land to the Aylesbury Regeneration

1 consider that the Scheme complies with the relevant planning framework
and in particular the regeneration vision and detailed pelicies of the AAP. As
such the Scheme and acquisition of the Order Land will contribute to the
achievement of the economrc social and environmental wellbeing of the area

in accordanoe with paragraph 16 (ii) of Appendlx 1 of 06/2004 (CD4)

The Site (including the Order Land) forms an integral part of the overall

regeneration of the Aylesbury Estate for which the AAP (CD12) provides a -~
“ clear policy framework. The interests comprlsed in the Order Land are part of

the masterplan. Failure to acquire the Order Lanhd would prevent the

redevelopment of the Site being part of Phase 1 of regeneration. This would-

result in .a loss of vmo.mentum for the regeneration and would compromise
delivery of the overall masterplan. Policy PL.2 statee that development should
follow the block layout shown on the masterplan and sheu!d conform with the
design guidance in AAP Appendix 6. ' .

Policy PL.,'3. (Building Brock Typee and Layout) (p. 46, AAP) states that

de\Jelopment should be designed to the following typologies: - perimeter
blocks, mews blocks or a special (landmark) building. Turning to the Design
Guidance in Appendix 6, Paragraph A6.6.3 requires that blocks should

- maintain a continuous building line on streets and a clear definition of public

and private space. Paragraphs A6.6.15-A8.6.16 reiterate the need for a

common building line and active frontages where development faces public
- realm in order to increase vitality, safety and create a sense of place. The

guidance advises that this can also be a_chieved through the provision of
balconies and windows overlooking the street to reduce acts of vandalism
and provide a serrse of security and safety. Paragraph A6.6.29 advises that

. corner buildings are important and act as local landmarks and encourages '

deergners to develop innovative solutions for the treatment of. corners. Such

' treatment can make a place more legible and easier to understand, the

importance of whrch is stated in paragraph 4.2.3

The existing buildings on the Site / Order Land do not provide a _frohtege onto - - .-

Thurlow Street. They fail to deliver a consistent building line on Thurlow
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6.34

6.35

6.36

6.37

Street fail to ensure that the public .realm is overlooked and fall to olearly.'

dlstmgunsh between pubic and private space.

The masterplan and Policy PL1 (Street.La)}out) (p. 44, AAP) identify Thurlow

~ Street as the main local street for the new neighbourhood. This is reiterated in
~ Appendix 8, the design guidance at paragraph A.8.5.4. Figure AB.3 indicates

Thuilow Street will have a continuous frontage along its length. The Design

~ Principles in A6.5.4 advise that the optimum building to build'ing face width on

Thurlow Street is between 31 and 36 metres. As approptiate ona main street,

the design prlnclples reinforce the aspiration for a high quality pedestiiar
environment.

" Located on the corner at the gateway to the new masterp]an area, and on the’
" main street, the Site / the Order Land occupies a prominent position. A failure-

to redevelop this important site or fo set an appropriate design tone on the
main street early on in the regeneration programme would critically

compromise the integrity of the masterplan and the AAP vision for Thurlow

S_treet.

Moreover, it would also prejudice the development potential of the adjacent
site (Site 6) in @ manner consistent with the AAP. The development of Site 6
and the provision of an access road between sites 6 dnd 7 (the instant Site)
relies on the demolition and redevelopment of the block containing flats 28-59
Wolverton as this projects further southwards than the block containing flats
60-84 Wolverton which is located in Site 6. If Site 7 were not redeveloped,

‘the configuration of development on Site 6 would need to be completely

altered. The conseqdentially revised shape of Site 8 would effectively prevent
the development of a perimeter block on the site as required by Policy PL3 of
the AAP, and would also significantly reduce its -residential capacity

* potentially creating further conflict with policies of the AAP.

In addition to the impacts on the masterplan, a failure to redevelop the Site /-
Order Land would result in a failure to contribute to the social and economic
benefits which the regeneration of the estate would bring, including the -
delivery of new homes to help meet housing need, the improvement of living
conditions on the estate and the creation of mixed and balanced

communities.
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6.38 .

6.39

6.40

6.41

6.42

6.43

Policy D1 (Phasing) (p. 74, AAP) states that sites will be released in

" accordance with a phasing programme. The anticipated phasing programme

is set out in Figure 6 (page 27, AAP), it also notes that the phasing plan will
be k_ept under review and may be revised in response to monitoring.

Figure 6 shows that the Site / Order Land (Site 7) is within the anticipated first
phase of development. This is reiterated in Table A7.1, Appendix 7 (Delivery

and Implementation) (p. 165, AAP).

Paragraphs 7.2.6-7.2.7 (p. 75, AAP) state that the Counail will demqli.sh the
worst blocks first and maximise the pace of change. It is noted that the

~ phasing programme will respond to the characteristics of different parts of the

estate, respond effectively to changes over time, manage the delivery of
mixed tenure housing and enhance the viability of the project. '

The phasing programme is further explained in the Delivery and
Implementation background paper .(an extraci is included in TCO09).
Paragraph 3.2 explains that the phasing programme will enable:: - the re-

housing of existing tenants (1400), _écquisitibn of existing leaseholder owned

properties (300) by 2018/19, and demolition of five high-rise and surrounding

' blocks by 2021 (1700 households) and retention of a large mixed area

comprising some older red brick properties in the heart of the estate and
private units to be absorbed by the market. '

Therefére, there are very clear planning benefits to including the Site / Order
Land in the first,phase of development and bringing forward the Scheme

without delay. The phasing is important to ensure overall objectives of the

masterplan both in terms of design, density, delivery of the requisite amount
of housing and safeguarding the.development potential of adjoining land.

The Site / Order Land is located on the periphery of the estate. The phasing
programme broadly envisages that peripheral development will be
redeveloped first, before the central parts of the estate are redeveloped. The
benefits of this approach are that: .

o T

o New development will knit in more effectively With surrounding areas,
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6.45

6.46

6.47

. If the regeneratlon programme were to be delayed or to cease, the -

_ redeveloped sites would fit well with surroundmg development; thls
would ot be the case if the redeveloped sites were located in the heart
| of the estate; ;
. ReSIdents in the first phase WIII move into new homes without being
surrounded by construction sites on al) sides.

. Disruption to existing residents would be greater if sites in the m'i‘ddle of -

the estate were to be redeveloped first.

T Qi / . Ty .
There are only 58 homes on the Site / Order Land and its residential density

is relatively low. The_proposed planning apphcatioh provides 147 new homes

representing an uplift of 88 homes, (150%). As is stated in the proof of
evidence of Jane Seymour, the relatively small number of homes on the Site /
Order Land minimises the Counoil’s rehoueing requirement, while the
significant upliff in homes achieved will help provide rehousing capacity which
in turn will help'lfacil'itate delivery of the next phase of development.

The Site/Order Land has a pdblic transport accessibility level (PTAL) of 3.
The residential density on the Order Land which is envisaged in the AAP is
between 600 and 700 hr/ha. The planning application. scheme proposes a
density of 615 hr/ha. As is noted in paragraph 6. 16 above, the proposed
densnty is within the appropriate range.

Moving south along Thurlow Streef, away from the Site / Order Land, PTALs
diminish (existihg' PTALs are shown on p. 172 of the AAP). There are other
sites in the estate, such as 2b, 3a, 3b and 4a which, like the Site / Order
Land, also envieage densities of ‘between 600-700hr/ha or higher I_o'ut which
only have PTALs of 1 and 2. Redevelopment of these sites may require some
improvement in PTALs, | ’

AAP policy TP2 (Public Transport) (p. 62, AAP). provides that the Council wil

work with TfL to ensure"significant impravements to the frequency, quality and
reliability of bus services in the area. Paragraph 5.3.3 states that public
transport accessibility levels (PTALs) are higher in the AAP areas closer to
Old Kent Road and Walworth Road. It also notes that it will be necessary to
raise PTALs further by improving bus routes. '
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6.48

6.49

'An important part of the rationale for improving public transport routes is to.

accommodate higher residential densities. Implementation of the masterplan,
together with improvements to bus services would raise PTALs to 3 and 4

“across much of the estate area (revised PTALs which reflect the masterplan

and improvements to bus setvices are shown on p. 174 of the AAP). In that
context and given that public tranépdrt improvements may take some time to
realise, it is rational to develop those sites with higher PTALs first, which
included the Order Land.

| believe that, the Scheme proposed by‘L&Q (the -selected development
partner), on the Site / the Order Land is materially in accordance with the
above policies. _This is demonstrated by the fact that planning permission has
been granted. Furthermore, the timely delivery of the Scheme as part of the
first ph'ése of regeneration (already underway in the form of Site 1A) is critical
fo the phasing plan and detailed policies of the AAP. The delivery Scheme
would provide a critical- contribution to the achievement of the economic,

" social or environmental well-being of the masterplan area as envisaged by

the AAP, 1 believe there isﬂa compelling case in the public interest for the

confirmation of the Order.
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APPENDIGES:

Appendices : documents referred to in this proof of e\}idence

TCO1 Southwark Housing Requirements Study Ay!esbu'ry Estate sub-area _
report, 2009. -

TCO02 Photdg_raphs of juxtaposition of the Ayleébury estate and sUrréunding

development
TCO3 Demolition Evidence Base, March 2009
TCO4 Eyfracfs from the London Plan (201 1\

pL i S0 15

TC05 Extracts from the Sustainable Design and Construction strategy
background paper (May 2009) '
TCO06 Extracts from Appendix 14, Consultation Report (Regulatlon 30 ¥
Statement) (May 2009) L

TCO7 Letter of conformity from the Mayor of London dated 8 April 2009
TCO8 Extracts from the lnfrastructure and 5106 background paper (March
2009)

TC09 Extracts from the lmplementatlon and Dehvery background paper (May -

2009)

TC10 2010 RTPI Awards Certificate

TC11 Southwark Adopted Policies Map ‘
TC12 Section 106 Planning Obligations Supplementary Plannlng Document
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