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EXECUTIVE SUMMARY

1. Planning permission and conservation area consent were granted in July 2006 for the re-

landscaping of Jubilee Gardens.  These consents were not implemented due to funding constraints

and restrictive covenants, and the consents have since expired.

2. This Statement is submitted in support of a fresh application for detailed planning permission and

conservation area consent, which has been submitted by the South Bank Employers’ Group

(SBEG)/ Southbank Centre (SbC) for the proposed comprehensive re-landscaping of Jubilee

Gardens. The improved Jubilee Gardens is to be re-opened in 2012, in time for the celebrations

surrounding the Queen’s Diamond Jubilee and London 2012 Olympics.

3. The proposed scheme is, in essence, very similar to that which was consented in 2006, although it

has been simplified with the proposed topography being less marked and a number of elements of

the previous scheme, notably extensive retaining walls, being omitted altogether.

4. The previous design team, led by West 8 landscape architects, has been retained.  Careful

consideration has been given to the proposed scheme, which has been advanced in consultation

with relevant stakeholders and the local community.

5. A formal request for pre-application advice was submitted to the London Borough of Lambeth

(LBL) on 8 September 2010.  The proposal was considered by LBL officers at their ‘major cases’

meeting on 15 September 2010 (involving representatives from the Council’s Planning,

Conservation and Urban Design, Transport, Parks and Open Space, Environmental Health and

Crime and Safety divisions) to consider the submitted material.  Officers confirmed their broad

support for the proposed scheme in their formal response dated 21 September 2010.

6. This Statement considers the proposal against the policies of the London Plan, Lambeth’s Unitary

Development Plan and the emerging Core Strategy.

7. Due regard has been given to relevant planning policies, in particular those which concern the

following issues:

 Land use (open space and Metropolitan Open Land): Consistent with planning policies at all

levels, the proposal will protect and enhance this ‘strategically important’ open space/ MOL.

In addition to being compatible with the existing Hungerford Car Park, the proposal enables
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the park to be extended to include part of the car park site in the event that separate

proposals are advanced in due course.

 Design, landscaping and trees: The scheme has been designed in response to Policy 84

(Jubilee Gardens/Hungerford Car Park) of the Lambeth UDP, specifically the requirement to

provide a world-class park.  The scheme comprises both hard and soft landscaping

treatments and incorporates good quality children’s playspace facilities.  Importantly, the

proposal will introduce a significant number of new trees at the Application Site which is

consistent with planning policies at all levels which promote and support ‘urban greening’.

 Conservation: The scheme would enhance the character and appearance of this part of the

South Bank Conservation Area, through creation of a high quality landscape.

 Strategic and local views: The proposed re-landscaping of Jubilee Gardens does not include

any built development. The proposed re-landscaping works would be expected to enhance

the appearance of the site as it appears in Views 8A.1 (Westminster Pier to St Paul’s

Cathedral), 15 (Victoria Embankment between Waterloo and Westminster Bridges) and 20

(Victoria Embankment between Waterloo and Westminster Bridges).

 Regeneration: It is considered that the proposals would support the cultural and tourist

offer at the Riverside and contribute positively towards the regeneration of the area as a

whole and its capacity to increase employment opportunities.  Furthermore, it is considered

that the proposals will genuinely enhance the character of the river frontage and add a

public facility of the highest quality to the wider neighbourhood.

 Inclusive Design: The principles of inclusive design are integral to Jubilee Gardens and the

proposed scheme design complies with relevant legislation and guidance.

 Crime Prevention and Security: The design responds directly to the requirements of

Lambeth UDP Policy 32 and the principles of ‘Secure by Design’ form the basis for the

security strategy to be applied to the new gardens.  The strategy includes, amongst other

things, a comprehensive lighting and CCTV system.

 Flood Risk: In accordance with planning policy requirements, the planning application is

accompanied by a Flood Risk Assessment.  This confirms that the proposed re-landscaping

of Jubilee Gardens has an acceptable flood risk within the terms and requirement of PPS25.
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 Archaeology: English Heritage (Archaeology) has confirmed that an archaeological

assessment (or other archaeological work) is not required in relation to the proposed

scheme.

8. It is concluded that the proposal is consistent with relevant planning policies at all levels. The

scheme will significantly improve this important open space, contributing to the regeneration and

environmental enhancement of the South Bank, in accordance with planning policy objectives.
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1 INTRODUCTION
a) Background to the Proposal

1.1 This Planning Statement is submitted in support of an application for detailed planning permission

and conservation area consent, which has been submitted by Quod on behalf of South Bank

Employers’ Group (SBEG)/ Southbank Centre (SbC) for the proposed re-landscaping of Jubilee

Gardens.

1.2 Planning permission is being sought for:

“Laying out of new gardens, comprising comprehensive hard and soft
landscaping, tree planting and the relocation of the International Brigades’
Memorial.”

1.3 In parallel with this, conservation area consent is sought for the following enabling works:

“Removal of existing hard surfaces, retaining walls, concrete bollards,
floodlights and other fixed structures; and relocation of the International
Brigades’ Memorial to facilitate the re-landscaping of Jubilee Gardens.”

1.4 The Application Site is located on the South Bank of the River Thames, between the Royal Festival

Hall and former Greater London Council (GLC) County Hall (Grade II* Listed) and close to the

London Eye. The Application Site and its context is discussed in full in Section 2 but, in brief, the

existing Jubilee Gardens is a predominantly flat, grassed area.

1.5 The proposal is to create a world-class park which is “as soft and green as is sustainable” for

everyone who lives in, works in and visits the area to enjoy.  The improved Jubilee Gardens is

intended to be re-opened in 2012, in time for the celebrations surrounding the Queen’s Diamond

Jubilee and London 2012 Olympics (subject to consent being granted).

1.6 Planning permission (05/03931/FUL) and conservation area consent (05/03957/CON) were

granted in July 2006 for the re-landscaping of Jubilee Gardens.  These consents were not

implemented due to funding constraints and restrictive covenants, and the consents have since

expired.

1.7 The proposed scheme is, in essence, very similar to that which was consented previously, although

it has been simplified the proposed topography being less marked and a number of elements of

the previous scheme, notably extensive retaining walls, being omitted altogether.
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1.8 The previous design team, led by West 8 landscape architects, has been retained.  Careful

consideration has been given to the proposed scheme, which has been advanced in consultation

with relevant stakeholders and the local community. The background to the proposal is discussed

in full at Section 3.

b) Scope of Submission

1.9 As agreed with officers, the application is supported by a set of application drawings and a number

of other stand-alone reports which provide the technical information needed to consider the

application. The submission comprises:

 Completed application form (combined form for planning application and conservation area

consent) and ownership certificates and notices.

 Site location (i.e. ‘red line’) plan

 Complete set of application drawings

 Design and Access Statement (incorporating Secure by Design statement, landscaping

strategy, and tree survey/ arboricultural report)

 Substitute Items and Phased Elements Statement

 Statement of Community Involvement

 Flood Risk Assessment prepared

 Management Strategy

 Events Policy

 Planning Statement

c) Scope of this Planning Statement

1.10 The Application Site and its context is described in Section 2. A ‘Red Line’ Plan which indicates the

boundary of the Application Site is provided in Appendix 1.

1.11 A detailed description of the proposal and the background to it is provided in Section 3.
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1.12 The planning policy context against which the proposal has been considered is summarised in

Section 4. A full planning policy review is provided in Appendix 2.

1.13 Section 5 addresses the key planning considerations including land use, design, landscaping and

trees, conservation, crime prevention and security, landscaping/ trees, flood risk and archaeology.

1.14 Conclusions are presented in Section 6.

1.15 Appendix 3 includes correspondence from the English Heritage (Archaeology) confirming that an

archaeological assessment (or other archaeological work) is not required in relation to the

proposed scheme.
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2 SITE CONTEXT
a) Site and Surrounding Area

2.1 The boundary of the Application Site is shown on the ‘Red Line’ Plan provided at Appendix 1.

2.2 The Application Site is located on the South Bank of the River Thames in the London Borough of

Lambeth (LBL) and is defined by the following boundaries:

 Hungerford car park to the north;

 County Hall and the London Eye to the south;

 Belvedere Road and the Shell Centre to the east; and

 Queens Walk and the River Thames to the west.

2.3 The Application Site is roughly rectangular in shape, covering an area of 1.6 hectares. The existing

gardens are relatively flat and predominantly grassed. There is a small planted area at the south-

eastern corner. There is a children’s play area along the southern edge, adjacent to the London

Eye boundary. A single footpath crosses the gardens from Belvedere Road, diagonally to the

London Eye. The grass along the path has deteriorated from foot and occasional vehicular traffic.

There are benches beside the northern boundary of the site. There are a total of 12 existing trees

at the site. The International Brigades’ Memorial (commemorating members of the International

Brigades who fought in the Spanish Civil War) is located on the south-western side of the gardens.

b) Planning History

2.4 The planning history for the Application Site has been reviewed and the most relevant consents

are referred to below.

2.5 In 2006 planning permission and conservation area consent were granted for the re-landscaping of

the gardens:

 Application No. 05/03931/FUL: Laying out of new gardens, comprising comprehensive hard

and soft landscaping; tree planting, provision of an elevated pathway and subterranean

plant/store, provision for children's play area and a designated area for temporary events,



10

the raising of the topography and the creation of boundary walls on all sides, and the

relocation of the international Brigades Memorial.

 Application No. 05/03957/CON: Removal of existing hard surfaces, retaining walls, concrete

bollards, floodlights and other fixed structures; and relocation of the International Brigades'

Memorial to facilitate the Jubilee Gardens Improvement works.

2.6 These consents were not implemented due to funding constraints and restrictive covenants, and

the consents have since expired.

2.7 Other planning permissions of note that were issued prior to 2006 include:

 Application No. 01/00951/FUL: Replacement of old playground equipment and surface with

new equipment and surface.

 Application No. 99/01145/FUL: The landscaping of part of Jubilee Gardens to provide a

formal entranceway to the London Eye (Millennium Wheel).

2.8 A number of temporary uses of Hungerford Car Park, which is located to the immediate north of

the Application Site, have been granted planning permission in recent years, including the

‘Udderbelly’ event in 2009 and 2010 and the ‘South Bank Beach’ and outdoor cinema in 2006.
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3 THE PROPOSAL
a) Background

i) Jubilee Gardens Steering Ground and Jubilee Gardens Trust

3.1 The proposed re-landscaping of Jubilee Gardens has been advanced since 2002 by the Jubilee

Gardens Steering Group, formed by South Bank business and community organisations alongside

Lambeth Council and representatives of the Mayor’s agencies. This group coordinated the

development of a vision, strategic brief, stakeholder buy-in and the design of the scheme which

secured planning permission and conservation area consent in 2006. The role of this group is

defined in the S106 agreement between Lambeth Council, the London Eye and other parties dated

14 November 2003.

3.2 An unincorporated body, the constituent members of the steering group, went on to form the

Jubilee Gardens Trust, registered as a company in 2008 and as a Charity (registered charity no.

1137514) in August 2010. The Trust will take responsibility for the gardens following the

improvement works. Founding Members of the Trust represent local landowners, employers and

residents. Coin Street Community Builders, Friends of Jubilee Gardens, London Eye, London

Borough of Lambeth, Shell, Southbank Centre, South Bank Employers’ Group, Waterloo

Community Development Group, and Waterloo Green Trust are represented on the Interim Board.

The Memorandum and Articles of the Trust provide for four Membership classes, adjoining

landowners, local business and social enterprise, organisations representing residents and

associate members.  Members of the Trust will be recruited during the period October-November

2010 and a full board appointed from their number in accordance with the trust’s governing

document. The role of the Trust is also defined in the S106 agreement between Lambeth Council,

the London Eye and other parties dated 14 November 2003.

 Provide a park and facilities at Jubilee Gardens, for the benefit of the public

 Provide facilities for recreation and leisure, for the benefit of the public

 Promote, for the benefit of the public, the conservation, protection and improvement of the

physical and natural environment of the area

 Education of the public in the subject of the history of the area
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 Promote community participation in healthy recreation.

3.3 Formerly a publicly owned space, the Arts Council took on the freehold of Jubilee Gardens in 1994

following the abolition of the GLC in 1986. The gardens are currently held on a long lease (135

years) by Southbank Centre (SbC). Recognising the need for full local community involvement in

the gardens and that they have a much broader audience of local residents, Londoners, national

and international visitors than its cultural institutions, SbC intends to issue a long sub-lease to

Jubilee Gardens Trust for the full remaining period of the Arts Council lease.

ii) History of Jubilee Gardens

3.4 Jubilee Gardens’ riverside location in London’s prime tourist area makes it one of the Capital’s key

open spaces. It was first identified as such in the wartime Abercrombie plans and in 1948 it was

chosen as part of the Festival of Britain site, after which it was used as a car park. The original

Jubilee Gardens was created to mark the 1977 Silver Jubilee and was opened by the Queen in June

of that year. It was the major physical legacy of the 1977 Jubilee Celebrations. The gardens were

severely damaged during the construction of the Jubilee Line Extension in the 1990s and have

never been re-instated to a quality required to sustain the high usage.

3.5 Between 2003 and 2006, the Jubilee Gardens Steering Group drew up plans for a new Jubilee

Gardens which, as outlined above, received overwhelming public support and secured planning

permission in 2006. However, the scheme was not implemented due to funding constraints and

restrictive covenants.

3.6 Determined to secure improvements which can be implemented, the Steering Group has reviewed

the legal issues and developed a scheme carefully tailored to avoid infringement of covenants.

Subject to consents being granted, it is intended to re-open the improved Jubilee Gardens in 2012,

in time for the celebrations surrounding the Queen’s Diamond Jubilee, as well as the London 2012

Olympics, when the South Bank will be at the centre of the Cultural Olympiad, attracting even

more visitors and the focal point for the world’s press.

iii) Need for Redevelopment

3.7 Despite limited refurbishment in 2004, Jubilee Gardens remains a flat and featureless space. Over

the last decade, with the growth in visitors to the South Bank, Jubilee Gardens has become little

more than a short cut or a “doormat” to the London Eye. Jubilee Gardens is failing to fulfil its

potential. Inadequate drainage and poor soil and grass quality make it unable to stand up to its
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very heavy usage. A lack of footpaths and the complete absence of features give the impression of

a neglected space; far short of what is needed for the substantial residential community in a

neighbourhood deficient in open space and of the world-class park which should grace London’s

prime cultural and tourist area.

3.8 The need for significant improvements was confirmed during extensive research which was carried

out in 2005 involving the three main user groups for the gardens: local residents, employees and

tourists/visitors. This process revealed several interesting findings that have informed plans for

redevelopment, including:

 The gardens are not currently regarded as a destination in their own right. Around one third

of all users use the park as a short cut to other places or for walking across.

 There is a lack of awareness regarding the history of the Gardens.

 Residents would use the gardens more if they were improved. In its current condition the

area is not attractive or functional as a park.

3.9 Further detail is provided in the Statement of Community Involvement which accompanies this

planning application.

iv) Project Aims

3.10 The aims of the project are to:

 Encourage greater use and enjoyment of the Gardens by local residents and employees

 Make the Gardens a destination in their own right

 Increase awareness of the history and heritage of the Gardens

 Increase local involvement and ownership of the Gardens

 Increase accessibility to the Gardens

v) Public Consultation

3.11 Very extensive consultation was carried out at all stages of the previous Jubilee Gardens scheme

including the development of the design brief, the selection of West 8 as the architect, and the

scheme which was proposed at that time.
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3.12 The proposed scheme is, in essence, very similar to that which was consented in 2006, although it

has been simplified with the proposed topography being less marked and a number of elements of

the previous scheme, notably extensive retaining walls, being omitted altogether..  The previous

design team, led by West 8 landscape architects, has been retained.

3.13 With the revival of the Jubilee Gardens project in 2010 there have been the following further

consultation events and activities, including:

 Presentation at South Bank Forum on 11 March 2010

 Waterloo Community Development Group (WCDG) Public Meetings on 28 April 2010 and 14

July 2010

 Update in South Bank News at the end of May 2010

 Update at South Forum on 10 June 2010

 Updating of www.JubileeGardens.org website and project update mail outs to the Jubilee

Gardens list – around 340 people

3.14 Further detail is provided in the Statement of Community Involvement which accompanies this

planning application.

vi) Pre-Application Discussions with the Council and Officers

3.15 A formal request for pre-application advice was submitted to the London Borough of Lambeth

(LBL) on 8 September 2010. The proposal was considered by LBL officers at their ‘major cases’

meeting on 15 September 2010 (involving representatives from the Council’s Planning,

Conservation and Urban Design, Transport, Parks and Open Space, Environmental Health and

Crime and Safety divisions) to consider the submitted material. Officers confirmed their broad

support for the proposed scheme in their formal response dated 21 September 2010.  However,

three principal concerns were raised:

 The potential for people to deviate from the proposed paths and follow natural ‘desire lines’

through the gardens needs to be taken into account and design measures need to be

integrated into the scheme to prevent this from occurring excessively and creating wear on

the lawns.
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 The interaction of the gardens with the Hungerford car park needs to be considered in

terms of pedestrian access.

 The amount of trees proposed is considered be excessive and the choice of species is not

considered to be appropriate and that this should be reconsidered.

3.16 Amendments to the proposal were made in response to these comments and subsequent

discussions with officers and are reflected in the submitted application drawings.

3.17 Regular meetings were held with officers in the lead up to submission of the planning application.

b) The Proposal

3.18 In short, the proposal involves the re-landscaping and improvement of Jubilee Gardens. The

gardens will be shaped and sculptured in the tradition of a typical English garden, incorporating

gentle undulations and ‘meandering’ paths. The overall design is an ensemble of soft and hard

landscaping treatments, and includes topography, lawns, flowerbeds and trees, pathways, low

edging and retaining walls, bollards, children’s play area, lighting and CCTV equipment, irrigation,

drainage, and park furniture elements such as bench seats and bins. Existing features including

several large trees and boundary walls and structures have also been incorporated into the design

and it is proposed to relocate the International Brigades’ Memorial within the gardens.

3.19 The proposal is, in essence, very similar to that which was consented in 2006 and includes all of

the components which were heavily supported by the local community in previous consultations:

trees, high quality grass, flowerbeds, playground, seating and security.

3.20 The key differences from the scheme which secured planning permission and conservation area

consent in 2006 are:

 The proposed pathways have been simplified.

 The proposed topographical changes are far less marked.

 Edge and boundary treatments have been changed. The previous consented scheme

featured the vertical retaining wall (“cliff face”). The revised topography has been allowed

to taper off to the boundaries of the Gardens.
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 A number of elements of the previous scheme have been omitted altogether including, the

featured elevated path, subterranean plant room/store and designated temporary events

space.

3.21 The main features of the proposed re-landscaping include:

 Topography: in the tradition of the English gardens, existing levels are to be reshaped as

much as possible as an undulating topography. This will provide greater opportunities for

views, both of Parliament and the River Thames.

 Desire Lines/ Pathways: The new gardens have been designed to reflect and accommodate

the desire lines from Belvedere Road to the London Eye and Hungerford Bridge, but not to

encourage the use of the park as a direct route. This is to be achieved through the

introduction of ‘meandering’ paths forming a circuit through the gardens and linking to four

access points.

 Trees: There are 12 existing trees at the Application Site. It is proposed to fell 6 of these and

retain 6. In addition, a minimum of 68 new trees are proposed (there is potential for as

many as 97 trees to be introduced on a phased basis, as funding becomes available). The

proposed new species include English Oak, Pin Oak, Common Beech, Bald Cypress,

Sweetgum and Large Leaf Linden.

 Flower beds: flower beds (to Royal Parks standards) bordering the central pathways are

proposed. There is also potential for an additional four flower beds, as funding becomes

available.

 Grassed areas: the proposed grassed areas will be soft, high-quality, durable turf.

 Seating: seating walls are proposed along the paths (typically 500mm high). There is also

potential for a seating edge along Queen’s Walk as well as additional bench seating to be

provided, as funding becomes available.

 Children’s Playground: the gardens will continue to provide a children’s play area, protected

with safe, certified play equipment, and demarcated by low seating edge and low toddler

proof fencing. If no further funds become available, existing equipment will be re-installed
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in the new playground area. As funding becomes available, new innovative play equipment

will be installed.

 International Brigades’ Memorial: the memorial will be re-sited within the gardens,

adjacent to the children’s play area.

 Inclusive Design: The topography has been designed with disabled access throughout the

gardens.

 Lighting and Security: The design provides a uniform spread of light across the paths and

edges and eliminates glare to make the garden comfortable for users and to allow for CCTV

to operate 24 hours a day. High quality off-the-shelf light posts (between 5.5 and 6m tall)

are proposed.  If further funding becomes available, the off-the-shelf light posts may be

substituted with bespoke ‘bulbous onion’ light posts (acting as a mount for luminaires as

well as to hide strategically placed cameras).

 Signage: The design includes the minimum necessary functional signage required for way

finding and marking the entrances to the gardens. Further signage may be added later and

would be the subject of a separate planning application where necessary.

 Events: Jubilee Gardens will be capable of hosting cultural events, such as concerts in

informal standing or picnic formats, day time festivals and performances, art installations,

big screen events and small scale regular programming. An Events Policy has been agreed

with the Steering Group and accompanies this planning application.

3.22 Further details of the proposal are included in the Design and Access Statement which

accompanies this planning application.

i) Substitute Items and Phased Elements

3.23 When the decision was taken by the Jubilee Gardens Steering Group, LB Lambeth and Transport

for London to take forward a new scheme for Jubilee Gardens in time for the Queen’s Diamond

Jubilee in 2012 and the Olympics it was on the basis that the existing funding available from S106

contributions and TfL would be supplemented by additional funding raised from trusts,

foundations, individual donors and sponsorship, enabling a comprehensive scheme of the highest

quality to be delivered in the very short timescale available. A substantial fundraising campaign

was launched in June 2010, starting with trusts and foundations, and with further appeals to
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individuals and proposals to sponsors also now in hand. Though all concerned remain optimistic

that additional funding will be secured no firm commitments have yet been made.

3.24 As the programme requires that a planning application for the new scheme is submitted by 14

October 2010 the application has had to go forward without knowledge of what further funds

might be available and to contain options for dealing with the possibility that further funding may

not become available in time for the initial construction period before the Diamond Jubilee and

Olympics. There are also elements which it may be desirable not to implement before the Olympic

period. The latter is likely to generate exceptional footfall, even beyond the normal very high

footfall which is being catered for in the design.

3.25 The design responds to the brief for a world-class park of the highest quality, with ease of

maintenance being a key consideration. However, possible financial constraints and these practical

considerations may lead to a situation where not all elements of the scheme are implemented in

the first phase of work to be completed in time for the Diamond Jubilee and Olympics.

3.26 To cater for this a number of features of the design are identified in the application as either

substitute items or phased elements. In short, the following items may be substituted in the initial

implementation of the proposals without affecting their fundamental quality or sustainability, or

phased to follow later after the Olympics and/or when funding is available. It is necessary for these

substitute items and phased elements to be included in the planning application so that the

envisaged planning permission caters for options in the initial implementation and also for those

phased items which may be implemented later.

3.27 The inclusion of the substitute items and phased elements enables the delivery of vast

improvements to the existing Jubilee Gardens whilst preserving the ability to implement a scheme

within the budget at the time the contract is let.

3.28 The scale and nature of the substitute items and phased elements is relatively limited and their

implementation is not considered to affect the fundamental quality or sustainability of the overall

design which will meet the need for a world-class park and the other requirements of the design

brief.

3.29 As agreed with Council officers, a separate Substitute Items and Phased Elements Statement,

comprising relevant drawings and explanatory text, accompanies the planning application.
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Substitute Items

 Paths: Path surfaces will be hard wearing material of suitable appearance. The footfall in

Jubilee Gardens is probably the highest of any comparable open space in the country and

further study is needed of the short, medium and long term implications of the maintenance

requirements of various path surface options. Capital costs, whole-life costs and

maintenance regime will be the main considerations for the decision on the appropriate

materials, with the finishes determined by the need for high quality and appearance and

colouring to fit with the proposals for the edges.

 Lighting posts: If further funding becomes available, high quality ‘off-the-shelf’ light posts

may be substituted with the bespoke ‘bulbous onion’ lighting pole design which was a

feature of the scheme approved in 2006. Feature lighting may also be introduced as an

additional phased element.

Phased Elements

 Edges: The seating edge along Queen’s Walk will be a phased element and implemented as

more funding becomes available.

 Playground: If no further funds become available existing equipment will be reinstalled in

the new playground area. As funding becomes available new equipment will be installed.

 Trees: 68 new trees will be planted in the pre-Olympic implementation. A further 29 new

trees will follow later as funding becomes available.

 Flowerbeds: approximately 130m2 of flower beds will be planted in the pre-Olympic

implementation. Some 230m2 further flowerbeds may be added later as funding becomes

available

 Benches: In addition to the seating incorporated in the path edges fourteen benches may be

installed where shown to provide additional seating capacity

 Signage: Minimum necessary functional signage will be incorporated on implementation.

Further signage may be added later and will be the subject of separate application where

necessary.
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4 PLANNING POLICY CONTEXT
a) Development Plan

4.1 The statutory Development Plan for the London Borough of Lambeth comprises the London Plan

(Consolidated with Alterations since 2004) 2008 and the saved policies of the adopted Lambeth

Unitary Development Plan (UDP) August 2007. A summary of relevant planning policies is

provided in Appendix 3.

4.2 The Application Site is subject to the following designations in the Lambeth UDP:

 South Bank Conservation Area (Policy 47)

 Metropolitan Open Land (although Policy 49 has now expired)

 Open Space (Policy 50)

 Archaeological Priority Area (Policy 48)

 River Thames Policy Area (Policies 43)

4.3 In addition, part of the site falls within the Strategic Viewing Corridor – Westminster Pier to St

Pauls (Policy 41).

4.4 The relevant extract of the Lambeth UDP Proposals Map is provided in Figure 1 below.



Figure 1 – Extract of Lambeth UDP 2007 Proposals Map



b) London Plan

4.5 The plan sets out the strategic planning framework for London within which individual Boroughs

must prepare policies and against which major planning applications will be determined.

4.6 Policy 3D.8 of the London Plan recognises the value of open space and green infrastructure and

seeks to protect, promote and improve access to London’s network of open spaces.

4.7 Policy 3D.10 seeks the protection of Metropolitan Open Land (MOL) from inappropriate

development and affords it the same level of protection as Green Belt.

4.8 Policy 3D.13 advises that children should have safe access to good quality, well-designed, secure

and stimulating play and informal recreation provision.

4.9 Policies 4A.12 and 4A.13 set out requirements for assessing and managing flood risk. Policy 4A.14

promotes the use of sustainable urban drainage systems and states that developers should aim to

achieve greenfield run-off from their site through incorporating rainwater and harvesting

sustainable drains.

4.10 The London Plan also includes a number of policies relating to design:

 Policy 4B.2 states that the Mayor will seek world class high quality design.

 Policy 4B.3 is concerned with enhancing the quality of public realm.

 Policy 4B.5 requires all future development to meet the highest standards of accessibility

and inclusion.

 Policy 4B.6 seeks to create safe, secure and appropriate accessible environments.

 Policy 4B.12 seeks to protect and enhance historic assets in London.

 Policy 4B.16 designates a set of 26 strategically important views that are to be managed in

accordance with Policies 4B.17 and 4B.18.

4.11 Waterloo is identified in the London Plan as an 'Opportunity Area'.
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4.12 The Mayor has prepared the Waterloo Opportunity Area Planning Framework (2007). The

framework outlines eight strategic objectives for achieving the vision, including to support the

world class cultural quarter at the Riverside and use it as a motor for regeneration.

4.13 In October 2009, the London Plan – Consultation Draft Replacement Plan was published. The

consultation period ran to 12 January 2010. The next stage of consultation is a formal Examination

in Public (EIP), which was opened on 28 June 2010 and is scheduled to conclude on 22 October

2010.  After the examination, the plan will then be put before the Government Office for London

to incorporate any further changes after which, it can be formally published.

4.14 As with the current adopted London Plan, the document retains the concept of protecting

London’s parks and Metropolitan Open Land and seeks to secure enhancements to London’s green

infrastructure.

c) Lambeth UDP

4.15 Policy 84 relates specifically to Jubilee Gardens and is reproduced in full below:

“Jubilee Gardens and the parking area next to Hungerford Bridge, including
the service access road, will be protected and improved as public open
space and Metropolitan Open Land.

The improvement and extension of Jubilee Gardens with exemplary
landscape design proposals will be achieved to provide a world class park
and public realm. Development that generates visitors who will use the
Gardens should contribute towards the delivery, creation and maintenance
of a world-class park and Queens Walk, and better links to the surrounding
area.

Development around Jubilee Gardens should frame and enhance its setting
and relate to it in terms of accesses, frontages and public realm design.
Access to Jubilee Gardens from Belvedere Road should remain at ground
level (although limited development linking the Shell Centre high level
walkway to Hungerford Footbridge is permitted). No car parking should be
permitted underneath Jubilee Gardens or the site of what is currently
Hungerford Car Park. The development of any other uses on or under any
part of this site should not detract from the principal objective of this policy
to create and maintain a world class park in the future.”

4.16 Policy 39 (Streetscape, Landscape and Public Realm Design) states that developments should

include landscape design that enhances the area.
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4.17 Policy 50 (Open Space) seeks to protect open space from inappropriate built development. The

supporting text to Policy 50 confirms that Lambeth will explore mechanisms for implementing and

securing proposals to create new public spaces, including the ‘Jubilee Gardens laying out’ (para

4.17.23).

4.18 The Application Site is also designated in the UDP as Metropolitan Open Land. Although now

expired, Policy 49 states that these strategically important open spaces are protected and there is

a presumption against inappropriate development.

4.19 Policy 41 (Views) states that permission will not be granted for developments within a strategic

viewing corridor where the height of the viewing plane is exceeded and the strategic views are

interrupted.

4.20 Policy 43 (The River Thames Policy Area – Urban Design) seeks to protect and enhance the special

historic and architectural character of the Thames Policy Area.

4.21 The Application Site is located within the South Bank Conservation Area.  Policy 47 (Conservation

Areas) states that development proposals should preserve or enhance the character or

appearance of the conservation area.

4.22 The South Bank Conservation Area Statement (2009) describes Jubilee Gardens as follows (2.12):

“Jubilee Gardens is a large open area between County Hall and Hungerford
Bridge. It is soft landscaped with open grassed areas and some trees and
allows views to N, E and W. It suffers from heavy pedestrian activity. The
low-lying Hungerford Car Park acts as a buffer between the gardens and
the Hungerford viaduct and is designated as Metropolitan Open Land.
Schemes for the enhancement of Jubilee Gardens are being considered.”

4.23 The statement also identifies Jubilee Gardens as a space that makes a positive contribution, albeit

it is recognised that it is “now unfortunately rather shabby” (2.19).

4.24 In accordance with the Planning and Compulsory Purchase Act 2004, Lambeth Council is currently

preparing its Local Development Framework (LDF). The LDF will be portfolio of documents

designed to guide the spatial development of the borough over the next 15 years. The LDF Core

Strategy is the first and most important document in the LDF portfolio of Development Plan

Documents.
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4.25 The latest version of the Core Strategy was submitted to the government for examination by an

independent Planning Inspector on Friday 26 March 2010.  A pre-hearing meeting was held on 1

July 2010 and the examination was held over 14, 15 21 and 22 September 2010.  The Inspector's

report is expected by the end of November 2010.

4.26 In relation to the Application Site, draft Policy PN1 “Waterloo” states that the Council will support

and enhance Waterloo as a key part of Central London and Lambeth and its economy in its various

roles as an international centre for culture and arts as part of the London Plan South

Bank/Bankside Strategic Cultural Area.  This will be achieved by, amongst other things:

“(g) Achieving improvements in the public realm, permeability and linkages
throughout the area particularly to the Riverside and Lower Marsh so as to
improve the ease of movement and quality of the pedestrian environment
and achieve improvements to Jubilee Gardens and its extension to include
the majority of Hungerford car park; the creation of a new Waterloo City
Square; and seek improvements to other existing open spaces and
opportunities for additional space for public use as part of a Network of
pedestrian routes and spaces.” (emphasis added)

4.27 The strategy also contains a number of cross-cutting strategic policies which are considered

relevant.  These include:

 Policy S6 – Flood Risk: this policy seeks to manage and mitigate flood risk in accordance with

the requirements of PPS25.

 Policy S7 – Sustainable Design and Construction: requires future development to achieve the

highest standards of sustainable design and construction.

 Policy S9 – Quality of the Built Environment: the quality and liveability of the borough will be

improved and maintained through, amongst other things:

o Seeking the highest quality of design;

o Safeguarding and promoting improvements to heritage assets;

o Protecting strategic views;

o Improving the quality of the public realm;

o Creating safe and secure environments.
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4.28 The Council issued specific guidance for Waterloo in August 2009. The Waterloo Supplementary

Planning Document (SPD) promotes high density development around the station and a strategy

for improving the quality of the environment and local facilities.

4.29 The following points are noted:

 Children’s playspace: The document states that good quality children’s playspace facilities

are provided at Jubilee Gardens (para 2.25).

 Public realm:  Paragraph 5.31 list projects to create new or significantly improved places,

including: “Jubilee Gardens – a scheme with planning permission to redesign the open space

to create a high quality park for central London”.

 Open Space: The creation of more amenity space is a priority and a key proposal for the area

is the extension of Jubilee Gardens onto part of Hungerford Car Park. (para 5.63)
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5 KEY PLANNING CONSIDERATIONS
a) Land Use

5.1 The proposal involves comprehensive re-landscaping and improvement of Jubilee Gardens,

enhancing its existing use.

5.2 The proposed re-landscaping and improvement of Jubilee Gardens is appropriate development in

an area of existing open space and is consistent with planning policy at all levels which seek to

protect open space from inappropriate built development. Furthermore, the proposal will protect

and enhance this strategically important open space, which is reflected in its designation as

Metropolitan Open Land (MOL).

5.3 In this respect, the proposed scheme is considered to be consistent with planning policies at all

levels which seek the protection and enhancement of dedicated Open Space and Metropolitan

Open Land

5.4 A fundamental element of the design is that, in addition to being compatible with the existing

Hungerford Car Park, it enables the park to be extended to include part of the car park site in the

event that separate proposals are advanced in due course. As such, the scheme is considered to

be consistent with Policy 84 of the Lambeth UDP and the draft policies contained in the emerging

Core Strategy which seek to secure the future extension of Jubilee Gardens onto part of

Hungerford Car Park.

b) Design, Landscaping and Trees

5.5 The existing Jubilee Gardens is a flat and featureless space. The proposed re-landscaping works

will transform the gardens into a world-class park for London, reflecting the Application Site’s

location opposite the Houses of Parliament and next to the iconic London Eye, Shell Centre and

Southbank Centre.

5.6 The design of the scheme has been developed by West 8, a leading firm of landscape architects.

West 8’s design involves shaping and sculpturing the gardens in the tradition of a typical English

garden. In essence, the proposed scheme is very similar to that which was consented in 2006,

although it has been simplified the proposed topography being less marked and a number of

elements of the previous scheme, notably extensive retaining walls, being omitted altogether.
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5.7 Extensive consultation with the public has been carried out at all stages of the project.  In addition,

Council officers confirmed their broad support for the proposed scheme in their response to a

formal request for pre-application advice.  Officers’ pre-application advice has influenced the

design of the proposed scheme and regular meetings have been held with officers in the lead up

to the submission of the application.

5.8 The scheme has been designed in response to Policy 84 (Jubilee Gardens/Hungerford Car Park) of

the Lambeth UDP, specifically the requirement to provide a world class park, and it is considered

that the re-landscaping works would create a durable, high quality landscape. The improved

Jubilee Gardens could also be expected to become a destination in its own right.

5.9 Consistent with the requirements of Policy 39 (Streetscape, Landscape & Public Realm Designs) of

the Lambeth UDP, the proposed scheme comprises both hard landscaping (e.g. paving, seating,

retaining walls, children’s playspace, bollards, lighting and CCTV equipment) and soft landscaping

(trees, flower beds, grass lawns) treatments.

5.10 Planning policy acknowledges that the existing children’s playspace facilities provided at the

Application Site are of a good quality (Waterloo SPD, para 2.25). It is proposed to re-use the

existing play equipment, however there is potential for new innovative play equipment to be

provided, should funding be secured. This is consistent with planning policies at all levels which

seek to ensure children have safe access to good quality, well-designed, secure and stimulating

play facilities.

5.11 Importantly, the proposal will introduce a significant number of new trees at the Application Site.

Of the existing 12 trees at the Application Site, 6 are proposed to be retained (consistent with the

requirements of Lambeth UDP Policy 39). The tree survey which forms part of the Design and

Access Statement identified the 6 trees which it is proposed to fell as poor specimens. In addition,

a further 68 new trees are proposed (with potential for as many as 97 new trees at the site). This

is consistent with planning policies at all levels which promote and support ‘urban greening’.

5.12 The proposals, including new tree species to be introduced at the Application Site, have been

discussed and agreed with the Council’s Arboricultural officer.
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c) Conservation

5.13 The Application Site is the principal public open space within the South Bank Conservation Area.

Whilst the South Bank Conservation Area Statement identifies Jubilee Gardens as a space that

makes a positive contribution to the conservation area, states that it is “now unfortunately rather

shabby” (2.19).

5.14 Through creation of a high quality landscape, it is considered that the scheme would enhance the

character and appearance of this part of the Conservation Area, consistent with the requirements

of Policy 47 of the Lambeth UDP.

5.15 In addition, the new gardens will continue to afford open views including between the Riverside

Walk at the base of the London Eye across to Shell Centre with its prominent tower. The

topography will permit improved views of the river and of the palace of Westminster through the

London Eye.

d) Views

5.16 The following strategic views are relevant to the Application Site:

 View 8A.1 Westminster Pier to St Paul’s Cathedral (Linear View) (Protected Vista) – the

viewing corridor crosses the north-western corner of the site.

 View 15 Waterloo Bridge (River Prospect) – potential view of Jubilee Gardens at the base of

the London Eye

 View 20 Victoria Embankment between Waterloo and Westminster Bridges (River Prospect)

– potential view of Jubilee Gardens at the base of the London Eye

5.17 Regard has been given to the view management guidance for the strategic views that are relevant

to Jubilee Gardens contained in the ‘London View Management Framework’ (2007) SPG as well as

the draft Revised London View Management Framework SPG (2009).

5.18 The proposed re-landscaping of Jubilee Gardens does not include any built development. The

proposed re-landscaping works would be expected to enhance the appearance of the site as it

appears in Views 8A.1 (Westminster Pier to St Paul’s Cathedral), 15 (Victoria Embankment
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between Waterloo and Westminster Bridges) and 20 (Victoria Embankment between Waterloo

and Westminster Bridges).

e) Regeneration – Waterloo, River Thames

5.19 Through creating a safe, attractive and ‘people-friendly’ public realm, it is considered that the

proposals will genuinely enhance the character of the river frontage, consistent with Policy 43 of

the Lambeth UDP.

5.20 Consistent with the objectives of the Water Opportunity Area Planning Framework (2007), the

proposals will improve the quality and the appearance of the public realm along this stretch of the

South Bank and support the cultural offer on the South Bank through accommodating smaller

events and cultural activities.  In this regard, it is considered that the proposals would support the

cultural offer at the Riverside and contribute positively towards its regeneration.

f) Inclusive Design

5.21 The principles of inclusive design are integral to Jubilee Gardens.  The proposed scheme design

complies with the Disability Discrimination Act 1999 and BS8300 and other relevant legislation.

Amongst other things, the design ensures that gradients across the site will be within acceptable

limits to assist people with mobility impairments and visual and non-visual orientation

clues/features are included in the proposals to accommodate and assist the visually impaired and

people with learning difficulties. Full details of these elements are provided in the Design and

Access Statement which accompanies this planning application.

5.22 In this regard, the proposals are considered to be consistent with planning policies at all levels

which require developments to meet the highest standards of accessible and inclusive design.

g) Crime Prevention and Security

5.23 The design responds directly to the requirements of Lambeth UDP Policy 32. The principles of

‘Secure by Design’ form the basis for the security strategy to be applied to the new gardens. The

strategy includes, amongst other things, a comprehensive lighting and CCTV system.

5.24 The proposed lighting will enhance existing conditions and the park will have the requisite lux

levels as discussed with the ‘Met Police Secure by Design’ team. A security and risk assessment

has been produced in conjunction with the ‘Met Police Secure by Design’ team, Counter Terrorism



31

Security Advisor (CTSA), and Lambeth Community Safety. The park will be CCTV monitored and the

South Bank Patrol will patrol the park.

5.25 Further details are provided in the Management Strategy, DAS and drawings submitted in support

of the planning application.

h) Flood Risk

5.26 The Application Site falls within Flood Zone 3a (an area benefitting from flood defences). These

areas are suitable for “water-compatible” developments such as the proposed park.

5.27 In accordance with planning policy requirements, the planning application is accompanied by a

Flood Risk Assessment. This confirms that the proposed re-landscaping of Jubilee Gardens has an

acceptable flood risk within the terms and requirement of PPS25.

i) Archaeology

5.28 The Application Site is within an Archaeological Priority Zone.

5.29 Appendix 4 includes a copy of the letter that English Heritage (Archaeology) wrote in respect of

the previously consented scheme stating that an archaeological assessment was not required.

Also attached is an exchange of emails in which EH confirm that an archaeological assessment (or

other archaeological work) is not required in relation to the proposed scheme and that EH

anticipate confirming this formally to LBL once the application is submitted.

5.30 In accordance with this advice, an archaeological assessment has not been provided with this

planning application.
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6 CONCLUSIONS
6.1 The proposal involves the re-landscaping and improvement of Jubilee Gardens. The proposed

scheme is, in essence, very similar to that which was consented previously in 2006, although it has

been simplified with the proposed topographical changes being far less marked and a number of

elements of the previous scheme, notably extensive retaining walls, being omitted altogether

6.2 The proposal has been considered against the policies of the London Plan, Lambeth’s Unitary

Development Plan and the emerging Core Strategy.

6.3 Due regard has been given to relevant planning policies, in particular those which concern the

following issues:

 Land use (open space and Metropolitan Open Land): consistent with planning policies at all

levels, the proposal will protect and enhance this ‘strategically important’ open space/ MOL.

In addition to being compatible with the existing Hungerford Car Park, the proposal enables

the park to be extended to include part of the car park site in the event that separate

proposals are advanced in due course.

 Design, landscaping and trees: The scheme has been designed in response to Policy 84

(Jubilee Gardens/Hungerford Car Park) of the Lambeth UDP, specifically the requirement to

provide a world class park. The scheme comprises both hard and soft landscaping

treatments and incorporates good quality children’s playspace facilities. Importantly, the

proposal will introduce a significant number of new trees at the Application Site which is

consistent with planning policies at all levels which promote and support ‘urban greening’.

 Conservation: The scheme would enhance the character and appearance of this part of the

South Bank Conservation Area, through creation of a high quality landscape.

 Strategic and local views: The proposed re-landscaping of Jubilee Gardens does not include

any built development. The proposed re-landscaping works would be expected to enhance

the appearance of the site as it appears in Views 8A.1 (Westminster Pier to St Paul’s

Cathedral), 15 (Victoria Embankment between Waterloo and Westminster Bridges) and 20

(Victoria Embankment between Waterloo and Westminster Bridges).
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 Regeneration: It is considered that the proposals would support the cultural and tourist

offer at the Riverside and contribute positively towards the regeneration of the area as a

whole and its capacity to increase employment opportunities. Furthermore, it is considered

that the proposals will genuinely enhance the character of the river frontage and add a

public facility of the highest quality to the wider neighbourhood.

 Inclusive Design: The principles of inclusive design are integral to Jubilee Gardens and the

proposed scheme design complies with relevant legislation and guidance.

 Crime Prevention and Security: The design responds directly to the requirements of

Lambeth UDP Policy 32 and the principles of ‘Secure by Design’ form the basis for the

security strategy to be applied to the new gardens.  The strategy includes, amongst other

things, a comprehensive lighting and CCTV system.

 Flood Risk: In accordance with planning policy requirements, the planning application is

accompanied by a Flood Risk Assessment.  This confirms that the proposed re-landscaping

of Jubilee Gardens has an acceptable flood risk within the terms and requirement of PPS25.

 Archaeology: English Heritage (Archaeology) has confirmed that an archaeological

assessment (or other archaeological work) is not required in relation to the proposed

scheme

6.4 It is concluded that the proposal is consistent with relevant planning policies at all levels. The

scheme will significantly improve this important open space, contributing to the regeneration and

environmental enhancement of the South Bank, in accordance with planning policy objectives.
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APPENDIX 2 PLANNING POLICY REVIEW

1. This appendix provides a summary of the national, regional and local planning policies most relevant
to the application. It includes Government advice set out in the various Planning Policy Statements
(PPS), the London Plan, the Unitary Development Plan (UDP) for Lambeth, emerging policies
contained within the Core Strategy and other relevant guidance.

2. The statutory Development Plan for the London Borough of Lambeth comprises the London Plan
(Consolidated with Alterations since 2004) 2008 and the saved policies of the adopted Lambeth
Unitary Development Plan (UDP) August 2007.

a) National Planning Policy

i) PPS 1: Delivering Sustainable Development (2005)

3. PPS1 sets out the overarching policies for the delivery of sustainable development through the
planning system.

4. The aim of the guidance is to ensure that the planning process should facilitate and promote
sustainable and inclusive patterns of development.

5. The guidance advises that planning should seek to maintain and improve the local environment and
help to mitigate the effects of declining environmental quality through positive policies on issues
such as design, conservation and the provision of public space (para 18).

6. The guidance also places a strong emphasis on high quality and inclusive design (para 34).

7. The guidance advises that community involvement is vitally important to planning and the
achievement of sustainable development. Pre-application discussions are identified as being critically
important to the benefit of both developers and Local Planning Authorities in ensuring a better
understanding of objectives and the constraints that exist (para 40).

ii) PPS5: Planning for the Historic Environment (2010)

8. PPS5 replaces the previous guidance set out in PPG15 Planning and the Historic Environment (1994)
and PPG 16 Archaeology and Planning (1990).

9. The Government’s overarching aim is that the historic environment and its heritage assets should be
conserved and enjoyed with the quality of life they bring to this and future generations.

10. Heritage assets are defined as those parts of the historic environment that have significance because
of their historic, archaeological, architectural or artistic interest.

11. To achieve this, the strategic objectives set out within the PPS state that local authorities should:

 Seek to deliver sustainable development by ensuring the policies and decision concerning the
historic environment:

o Recognise that Heritage assets are a non-renewable resource;



o Take account of the wider social, cultural, economic and environmental benefits of
Heritage conservation; and

o Recognise that intelligently managed change may sometimes be necessary if Heritage
assets are to be maintained for the long term.

 To conserve England’s Heritage assets in a manner appropriate to their significance, ensuring
that:

o Decisions are based on the nature, extent and level that significance investigated to a
degree proportionate to the importance of the Heritage asset;

o Wherever possible, Heritage assets are put into an appropriate and viable use that is
consistent with their conservation;

o The positive contribution of such Heritage assets to local character and sense of place is
recognised and valued; and

o Consideration for the historic environment is integrated into planning policies,
promoting place shaping.

iii) PPG17: Planning for open space, sport and recreation (2006)

12. PPG17 sets out the Government's policy objectives for open space, sport and recreation and
describes the role of the planning system in assessing needs and opportunities for sport and
recreation provision and safeguarding open space which has recreational value.

13. In describing the Government’s objective for ‘supporting an urban renaissance’, considerable
emphasis is placed on the importance of open space. It states:

“Local networks of high quality and well managed and maintained open spaces,
sports and recreational facilities help create urban environments that are
attractive, clean and safe. Green spaces in urban areas perform vital functions
as areas for nature conservation and biodiversity and by acting as 'green lungs'
can assist in meeting objectives to improve air quality.”

14. With regards to development in open spaces, PPG17 advises that Local planning authorities should:

 Avoid any erosion of recreational function and maintain or enhance the character of open
spaces

 Ensure that open spaces do not suffer from increased overlooking, traffic flows or other
encroachment, particularly those areas formally identified as urban ‘Quiet Areas’

 Protect and enhance those parts of the rights of way network that might benefit open space.

 Consider the impact of any development on biodiversity and nature conservation.



iv) Draft PPS: Planning for a Natural and Healthy Environment (2010)

15. The draft PPS sets out planning policies on the conservation and enhancement of the natural
environment and the habitats and species it supports, green infrastructure, open space and land and
related facilities for sport, recreation and play.  The draft PPS sets out streamlined and consolidated
planning policy relating: Planning Policy Statement 9: Biodiversity and Geological Conservation
(PPS9); Planning Policy Guidance 17: Planning for Open Space, Sport and Recreation (PPG17);
Planning Policy Statement 7: Sustainable Development in Rural Areas (PPS7) – paragraphs 21, 23, 28,
29 and 33; and, Planning Policy Guidance 20: Coastal Planning (PPG20) – paragraphs 2.9, 2.10 and 3.9

16. Broadly speaking, draft Policy NE9 retains the policy principles set out in PPG17 in relation to
development in open spaces (see paragraph 14 above).

b) Regional Planning Policy

i) The Consolidated London Plan (2008)

17. The London Plan was adopted in 2004 and was consolidated with alterations in February 2008. The
plan sets out the strategic planning framework for London within which individual Boroughs must
prepare policies and against which major planning applications will be determined.

Open Space and Metropolitan Open Land

18. Policy 3D.8 specifically recognises the value of open space and green infrastructure. It states:

“The Mayor will work with strategic partners to protect, promote and improve
access to London’s network of open spaces, to realise the current and potential
value of open space to communities, and to protect the many benefits of open
space, including those associated with health, sport and recreation, children’s
play, regeneration, the economy, culture, biodiversity and the environment.”

19. Policy 3D.10 seeks the protection of Metropolitan Open Land (MOL) from inappropriate
development and affords it the same level of protection as the green belt.

20. The supporting text to this policy states that “appropriate development should minimise any adverse
impact on the open character of MOL through sensitive design and siting and be limited to small
scale structures to support outdoor open space uses”.

Children’s Play space

21. Policy 3D.13 concerns children’s playspace and advises that children should have safe access to good
quality, well-designed, secure and stimulating play and informal recreation provision.

Trees

22. Policy 3D.15 seeks to protect, maintain and enhance trees and woodland.



Climate change

23. The London Plan contains a sizeable section on the need to tackle climate change. Policy 4A.1
requires developments to make the fullest contribution to the mitigation and adaption to climate
change and in particular to minimise emissions of carbon dioxide.

24. Policy 4A.9 seeks to promote and support the most effective adaptation to climate change. This
includes, amongst other things, protecting and enhancing green infrastructure.

25. Policy 4A.12 “Flooding” and 4A.13 “Flood Risk Management” set out that within areas at risk from
flooding, the assessment for flood risk for development proposals should be carried out in line with
PPS25 and where development in areas at risk from flooding is permitted, the Mayor will and
Boroughs and other agencies should manage the risk of flooding, and the future increased risks and
consequences of flooding as a result of climate change.

26. Policy 4A.14 “Sustainable Drainage” states that the use of sustainable urban drainage systems should
be promoted for development unless there are practical reasons for not doing so. it goes on to state
that developers should aim to achieve greenfield run-off from their site through incorporating
rainwater and harvesting sustainable drains.

Waste Management

27. In respect of waste management, Policy 4A.22 states that the Mayor will require the provision of
suitable waste and recycling storage facilities in all new developments.

Design

28. The London Plan has a number of design policies which seek to maximise the potential for the site to
ensure that London develops as a compact city, with a range of measures, including by ensuring that
developments maximise the potential of sites and the promotion of high quality inclusive design.
Policy 4B.2 makes it clear that the Mayor will seek world class high quality design. It also states that
he will promote community involvement.

29. Policy 4B.3 is concerned with enhancing the quality of public realm. It states that planning
applications will be assessed in terms of their contribution to the enhancement of the public realm.
This policy also states that for all major development proposals within the Thames Policy Area and
adjacent to the rest of the Blue Ribbon Network, developers should prepare design and access
statements.

30. Policy 4B.5 requires all future development to meet the highest standards of accessibility and
inclusion.

31. Policy 4B.6 seeks to create safe, secure and appropriate accessible environments.

32. Policy 4B.12 seeks to protect and enhance historic assets in London.

London View Management Framework

33. Under Policy 4B.16 the Mayor has designated a set of 26 strategically important views that are to be
managed in accordance with Policies 4B.17 and 4B.18.



34. The following strategic views are relevant to Jubilee Gardens:

 View 8A.1 Westminster Pier to St Paul’s Cathedral (Linear View) (Protected Vista) – the viewing
corridor crosses the north-western corner of the site.

 View 15 Waterloo Bridge (River Prospect) – potential view of Jubilee Gardens at the base of
the London Eye

 View 20 Victoria Embankment between Waterloo and Westminster Bridges (River Prospect) –
potential view of Jubilee Gardens at the base of the London Eye

35. The Mayor’s Supplementary Planning Guidance (SPG) ‘London View Management Framework’ (2007)
supports the implementation of Policies 4B.16, 4B.17 and 4B.18 and includes view management
plans for each of the strategic views.

36. View 8A.1 is a Protected Vista. The visual management guidance provided in the SPG identifies the
Royal Festival Hall as a landmark and seeks to protect views of St Pauls’ Cathedral. For View 15,
Royal Festival Hall is identified as a landmark and the Lambeth Bank includes several 20th Century
buildings of note, forming the middle ground of this view.  The principle elements of View 20 are the
Royal Festival Hall, surrounded by the Shell Centre Complex, with the Shell Tower standing beyond
the landing of the Hungerford Railway Bridge.  Trees on the South Bank soften the relationship
between the river and the buildings.

37. On 5 June 2009, the Mayor published the draft Revised London View Management Framework
Supplementary Planning Guidance.

38. The revised draft SPG provides additional visual management guidance for Views 15 and 20.

39. For View 15 it states that new development in the foreground and middle ground should not
compromise the existing riverscape character or obscure significant landmarks. For View 20, it states
that new development placed amongst the buildings in the middle ground should be designed to
contribute positively to the composition of the group as a whole.

ii) London Plan – Consultation Draft Replacement Plan (2009)

40. The document is a draft which is intended to replace the London Plan.

41. The consultation period ran to 12 January 2010. The next stage of consultation is a formal
Examination in Public (EIP), which was opened on 28 June 2010 and is scheduled to conclude on 22
October 2010.  After the examination, the plan will then be put before the Government Office for
London to incorporate any further changes after which, it can be formally published.

42. As with the current adopted London Plan, the document sets out the strategic planning framework
for London within which the individual Boroughs must prepare their local policies and against which,
strategic planning applications will be determined.

Strategic Network of Open Spaces

43. Draft Policy 2.18 seeks to protect, promote, expand and manage access to London’s green
infrastructure.



Children’s Playspace

44. Draft Policy 3.6 seeks to ensure that all children and young people have safe access to good quality,
well-designed, secure and stimulating play and informal recreation provision, incorporating trees and
greenery wherever possible.

Climate Change

45. Draft Policy 5.1 sets a target to reduce London’s carbon dioxide emissions by 60% (below 1990 levels)
by 2025.

46. Draft Policy 5.10 “Urban Greening” promotes and supports urban greening, such as new planting in
the public realm stating that development proposals should integrate green infrastructure from the
beginning of the design process to contribute to urban greening. Elements that can contribute to this
include tree planting, green roofs and walls and soft landscaping.

47. Draft Policies 5.12, 5.13 and 5.14 set out the Mayor’s policies in relation to flood risk management,
sustainable drainage and water quality and sewage infrastructure. These policies seek to ensure that
new development must comply with flood risk assessment and management requirement set out in
PPS25 as well as utilising Sustainable Urban Drainage Systems (SUDS) unless there are practical
reasons for not doing so.

Living Places and Spaces

48. Draft Policy 7.1 states that parks and open spaces should be designed to meet the needs of the
community at all stages of people’s lives, and should meet ‘lifetime neighbourhoods’ criteria.

49. Draft Policy 7.2 on “An Inclusive Environment” sets out that development proposals should meet the
highest standards of accessible and inclusive design to meet the needs of the whole community.

50. Draft Policies 7.3 and 7.4 and 7.5 sets out that new development should have regard to ‘Secured by
Design’ principles, the local character of an area and provide a high standard of public realm
(incorporating the highest quality landscaping, planting, furniture and surfaces).

51. Draft Policy 7.6 on “Architecture”, requires that proposals should make a positive contribution to
coherent public realm, streetscape and wider cityscape, incorporating the highest quality materials
and design appropriate to its context.

52. Draft Policy 7.8 on “Heritage Assets and Archaeology” requires that new development in the setting
of heritage assets, and conservation areas should be sympathetic to their form, scale, materials and
architectural detail.

Strategic Views

53. Draft Policies 7.11 and 7.12 are concerned with the London View Management Framework and its
implementation. Draft Policy 7.11 designates the strategic views and draft Policy 7.12 sets out that
new development should not harm (and where possible should make a positive contribution to) the
characteristics and composition of the strategic views and their landmark elements.



Metropolitan Open Land

54. Draft Policy 7.17 requires that the strongest protection be given to London’s Metropolitan Open Land
and inappropriate development refused, except in very special circumstances, giving the same level
of protection as in the Green Belt.

Trees

55. Draft Policy 7.21 advises that existing trees should be retained wherever possible and any loss as the
result of development should be replaced and, wherever possible, the planting of additional trees
should be included in new developments.

Blue Ribbon Network

56. Draft Policy 7.29 sets out that development proposals along the River Thames should be consistent
with the relevant Thames Policy Area appraisal.

iii) Waterloo Opportunity Area Planning Framework (2007)

57. The framework sets out a new vision for Waterloo: “To give Waterloo a new 'City Square' to create a
radically improved public space; to improve permeability to and within the area and provide new
development principally in the area around and above Waterloo Station”.

58. The framework outlines eight strategic objectives for achieving the vision, including to “support the
world class cultural quarter at the Riverside and use it as a motor for regeneration”.

59. In its profiling of the Waterloo area, the framework draws on the Mayor’s Culture Strategy (2004)
which set out the Mayor’s key objectives for the South Bank, one of which is “...to create a high
quality city park for London at Jubilee Gardens”.

60. Figure 42 – Public Realm Improvements identifies Jubilee Gardens as a “Existing green spaces; to be
improved/ better linked”.

c) Local Planning Policy

i) Unitary Development Plan (UDP)

61. The Unitary Development Plan 2007: Policies saved beyond 5 August 2010, together with the London
Plan, forms the development plan for the London Borough of Lambeth.  With the exclusion of Policy
49 (Metropolitan Open Land), only those policies which have been “saved” are referred to within this
subsection.

Vision for Lambeth

62. Policy 1 sets out the vision for Lambeth is: “To make Lambeth a great place to live, work and visit by
promoting high quality, sustainable development.”

63. This vision is supported by two spatial priorities for development, planning obligations and
regeneration, the second of which gives clear priority to protecting and improving Lambeth’s open
spaces.



64. The plan also includes a number Strategic Policies. In relation to open space, Strategic Policy M
states: “The Council will protect and enhance the borough’s open spaces, and ensure that
recreational, sporting and play needs are met.”

Jubilee Gardens/ Hungerford Car Park

65. Policy 84 relates specifically to Jubilee Gardens and is reproduced in full below:

“Jubilee Gardens and the parking area next to Hungerford Bridge, including the
service access road, will be protected and improved as public open space and
Metropolitan Open Land.

The improvement and extension of Jubilee Gardens with exemplary landscape
design proposals will be achieved to provide a world class park and public realm.
Development that generates visitors who will use the Gardens should contribute
towards the delivery, creation and maintenance of a world-class park and
Queens Walk, and better links to the surrounding area.

Development around Jubilee Gardens should frame and enhance its setting and
relate to it in terms of accesses, frontages and public realm design. Access to
Jubilee Gardens from Belvedere Road should remain at ground level (although
limited development linking the Shell Centre high level walkway to Hungerford
Footbridge is permitted). No car parking should be permitted underneath Jubilee
Gardens or the site of what is currently Hungerford Car Park. The development
of any other uses on or under any part of this site should not detract from the
principal objective of this policy to create and maintain a world class park in the
future.”

66. The supporting text to this policy also sets out:

 Jubilee Gardens is of wider than Borough importance and as such is designated as
Metropolitan Open Land (MOL). This designation includes the Hungerford Car Park (including
the service road) (para 5.16.31).

 The development of the London Eye has dramatically altered the perception and function of
this area; the Gardens now attract six times as many visitors as St James Park. It is now an
unfitting setting to a world famous landmark and fails to achieve quality as an open space both
for the local community and for London as a whole (para 5.16.33).

 Amongst the aspirations for it as a world class open space are:

o That it would offer year-round facilities and opportunities for recreation as well as high
quality open space for Londoners, international visitors and local people;

o A highlight and a major focus - a park for the 21st Century;

o Designed to fully take account of its central location, physical and visual connections,
including the provision of an outdoor performance space functionally linked to the
South Bank Arts (para 5.16.35).



Landscaping and Trees

67. With regards to landscape design, Policy 39 states that developments should include landscape
design that enhances the area, including:

 A design which reflects the way in which the area will be used and the character of the locality
and surrounding buildings;

 An adequately-designed landscaped frontage (including trees and shrubs) where possible;

 Consideration of existing trees, shrubs of particular interest, and hedges. This will include the
retention of existing trees of high amenity value and their positive integration into new
development;

 New planting of an appropriate specification (species, size, density of planting) in relation to
the size and scale of development;

 New, integrally-designed, structural landscape features on appropriate larger sites, designed at
the same time as the built form and infrastructure;

 Boundary treatments such as fencing and railings which complement the development and
enhance the street scene;

68. Policy 39 also states that trees of high amenity value will be protected, including during construction,
through the use of planning conditions and Tree Preservation Orders.  Furthermore, if protected
trees are removed, replacement trees should be planted of suitable maturity and protection, and of
potentially equal value within and/or outside the site.

Views

69. Jubilee Gardens falls within Strategic Viewing Corridor - Westminster Pier To St Pauls.

70. Policy 41 states that permission will not be granted for developments within a strategic viewing
corridor where the height of the viewing plane is exceeded and the strategic views are interrupted.

71. Policy 41 also requires that a view of the London Eye/ Jubilee Gardens be maintained from York
Road.

River Thames Policy Area

72. Policy 43 seeks to protect and enhance the special historic and architectural character of the Thames
Policy Area. Policy 43 advises that development should, amongst other things:

 Pay particular attention to design quality, appropriate to its context and the character of that
stretch of the river;

 Enhance the character of the river frontage and views along and from the river, from river
bridges, and from the opposite bank;

 Enhance and create a safe, attractive and 'people-friendly' public realm, including appropriate
landscape design, public art, street furniture and lighting;



 Where possible, create pedestrian routes, squares and open spaces affording public access to
and along the river and improved visual and physical links with the river's hinterland and wider
Central London (including appropriate signage and way-marking);

 Create or enhance views or vistas of the river and/or local and strategic views of landmark
buildings (including on the opposite bank) in particular the Palace of
Westminster/Westminster Abbey World Heritage Site, the London Eye and Thames Bridges

Conservation Area

73. Jubilee Gardens falls within the South Bank Conservation Area.

74. Policy 47 states that “Development proposals in a conservation area should preserve or enhance the
character or appearance of the conservation area”.

75. This Policy also goes on state that, within conservation areas, the loss of (or loss of views of)
landscaped areas, private and public gardens, original and characterful garden boundaries, trees of
amenity value and hedges will be resisted.

Metropolitan Open Land

76. Policy 49 (now expired) states that these strategically important open spaces are protected and there
is a presumption against inappropriate development.

77. The supporting text to this policy confirms that public open space is an appropriate use of
Metropolitan Open Land.

Open Space

78. Policy 50 states that open space is to be protected from inappropriate built development; that is, any
development that would result in the loss of or damage to open space.

79. This policy also goes on to specify a number criteria relating to certain types of open space, including
proposals for new open space. In particular it states that the creation of new open spaces, urban
“greening” initiatives, and the linking and improvement of open spaces will be supported, especially
in areas deficient in these features.

80. The supporting text to Policy 50 confirms that Lambeth will explore mechanisms for implementing
and securing proposals to create new public spaces, including the ‘Jubilee Gardens laying out’ (para
4.17.23).

Waterloo Development Framework Area

81. Policy 79 states that development in the Waterloo Development Framework Area should contribute
to the comprehensive and integrated sustainable regeneration of the area in line with its Central
London functions and its role as a strategic opportunity area.

82. Policy 79 sets out that development should, amongst other things:

 Be of an appropriate scale and design for an area of world class quality



 Be compatible with and sensitive to adjoining sites and the immediate area, and preserve or
enhance the character, appearance and setting of the conservation areas in and adjoining the
area

 Maximise opportunities to enhance the public realm, remove barriers, and improve
permeability, accessibility and the quality of the environment for residents, workers and
visitors, as well as links to the rest of Central London

83. Policy 81 “Urban design and the character of Waterloo” advises that the overall scale, design and
layout of major proposals in Waterloo should form a coherent urban design, creating an area of
world-class quality.  Part of the vision for Waterloo is for it to be a place of high-quality, accessible
open spaces with riverside walkways and views.

84. The policy goes on to state that public spaces and green spaces will be created and secured as part of
major proposals and through regeneration schemes. These spaces will be to the riverside walkway,
with well-designed defined edges; also including entranceways with active frontages and compatible
uses around them.

ii) Core Strategy

85. The Local Development Framework (LDF) is a new system for the preparation of development plans,
brought into effect by the Planning and Compulsory Purchase Act 2004 in September 2004.  An LDF is
portfolio of documents designed to guide the spatial development of the borough over the next 15
years.

86. The LDF Core Strategy is the first and most important document in the LDF portfolio of Development
Plan Documents.  It sets out the vision, strategic objectives, spatial strategy and policies for the
spatial development of the borough over the next 15 years.

87. The latest version of the Core Strategy – the LDF Core Strategy Submission Version March 2010 – was
submitted to the government for examination by an independent Planning Inspector on Friday 26
March 2010.  The examination was held over 14, 15 21 and 22 September 2010.  The Inspector's
report is expected by the end of November 2010.

Jubilee Gardens/ Hungerford Car Park

88. Policy PN1 “Waterloo” states that the Council will support and enhance Waterloo as a key part of
Central London and Lambeth and its economy in its various roles as an international centre for
culture and arts as part of the London Plan South Bank/Bankside Strategic Cultural Area.  This will be
achieved by, amongst other things:



“(g) Achieving improvements in the public realm, permeability and linkages
throughout the area particularly to the Riverside and Lower Marsh so as to
improve the ease of movement and quality of the pedestrian environment and
achieve improvements to Jubilee Gardens and its extension to include the
majority of Hungerford car park; the creation of a new Waterloo City Square;
and seek improvements to other existing open spaces and opportunities for
additional space for public use as part of a Network of pedestrian routes and
spaces.” (emphasis added)

89. The strategy sets out that an extension to Jubilee Gardens is only one of a limited number of
opportunities for creating new public open space in the Borough (para 2.82, 3.7 and Strategic
Objective 11).

90. Policy S5 “Open Space” seeks to: protect maintain existing open spaces and their function; increase
the quantity of open space, including through the extension of Jubilee Gardens; and improving the
quality of, and access to, existing open space.

91. The supporting text to Policy S5 explains that the boundary of the Jubilee Gardens/Hungerford
Carpark Metropolitan Open Land has been adjusted in order to secure the extension to Jubilee
Gardens onto the majority of the car park.

92. The strategy also contains a number of cross-cutting strategic policies which are considered relevant.
These include:

 Policy S6 – Flood Risk: this policy seeks to manage and mitigate flood risk in accordance with
the requirements of PPS25.

 Policy S7 – Sustainable Design and Construction: requires future development to achieve the
highest standards of sustainable design and construction.

 Policy S9 – Quality of the Built Environment: the quality and liveability of the borough will be
improved and maintained through, amongst other things:

o Seeking the highest quality of design;

o Safeguarding and promoting improvements to heritage assets;

o Protecting strategic views;

o Improving the quality of the public realm;

o Creating safe and secure environments.

iii) Waterloo Supplementary Planning Document (2009)

93. The Council issued specific guidance for Waterloo in August 2009. The Waterloo Supplementary
Planning Document (SPD) promotes high density development around the station and a strategy for
improving the quality of the environment and local facilities.

94. The following general points are noted:



 Public realm:  Paragraph 5.31 list projects to create new or significantly improved places,
including: “Jubilee Gardens – a scheme with planning permission to redesign the open space to
create a high quality park for central London”.

 Open Space: The creation of more amenity space is a priority and a key proposal for the area is
the extension of Jubilee Gardens onto Hungerford Car Park. (para 5.63)

 Children’s playspace: The document states that good quality children’s playspace facilities are
provided at Jubilee Gardens (para 2.25).

95. The SPD includes site specific guidance for Jubilee Gardens/ Hungerford Car Park.  In particular
paragraphs 7.2.7and 7.2.8 advise that any new development at the Hungerford Car Park, an area of
MOL, could only be considered acceptable if it enabled the extension of Jubilee Gardens and
contributes to the Southbank Centre’s world class arts and cultural status. At least two thirds of the
car park site would be required to be used as open space.

iv) South Bank Conservation Area Statement (2009)

96. The document describes Jubilee Gardens as follows (2.12):

“Jubilee Gardens is a large open area between County Hall and Hungerford
Bridge. It is soft landscaped with open grassed areas and some trees and allows
views to N, E and W. It suffers from heavy pedestrian activity. The low-lying
Hungerford Car Park acts as a buffer between the gardens and the Hungerford
viaduct and is designated as Metropolitan Open Land. Schemes for the
enhancement of Jubilee Gardens are being considered.”

97. Jubilee Gardens is identified as a space that makes a positive contribution, albeit it is recognised that
it is “now unfortunately rather shabby” (2.19).

98. The opportunity to enhance Hungerford Car Park is identified.  The guidance advises that the
enhancement / landscaping of this site should contribute to the activity and visual amenity of the
wider area and integration with Jubilee Gardens is of particular importance (4.8).
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Henry Wood

From: Woolmer,Jonathan <JWoolmer@lambeth.gov.uk>

Sent: 27 September 2010 15:29

To: Richard Hesketh

Cc: Alex.Valenzuela@southbanklondon.com; Henry Wood; Mark.Stevenson@english-

heritage.org.uk

Subject: RE: Jubilee Gardens, Lambeth - site archaeology

Richard 
 
Thanks for your email. 
 
I can confirm that if when consulted, English Heritage formally confirm to us that there would be no requirement in 
respect of archaeology, we will not add a condition to this respect. 
 
As you have suggested, could you please include the correspondence below in the planning application. 
 
Regards 
 
Jonathan  
 

From: Richard Hesketh [mailto:Richard.Hesketh@quodplanning.com]  
Sent: 24 September 2010 17:21 

To: Woolmer,Jonathan 
Cc: Alex.Valenzuela@southbanklondon.com; Henry Wood; Mark.Stevenson@english-heritage.org.uk 

Subject: FW: Jubilee Gardens, Lambeth - site archaeology 
 
Jonathan 

 

Following on from our discussion on Wednesday, I thought it would be helpful to update you on SBEG’s discussions 

with English Heritage (Archaeology).   

 

Attached is a copy of the letter that EH wrote in respect of the previous scheme stating that an archaeological 

assessment was not required.  Below is an exchange of emails in which EH confirm that an archaeological 

assessment (or other archaeological work) is not required in relation to the revised scheme and that EH anticipate 

confirming this formally to LB Lambeth once the application is submitted.  

 

On this basis, we are not proposing to prepare an archaeological assessment to support the planning application.   

 

As you know, SBEG and LB Lambeth’s agreement requires that a valid application is submitted on 14 October and 

that the planning permission is obtained without any pre-commencement conditions.  In light of this, it would be 

helpful if you could confirm that you are happy with our proposed approach and that this will not prevent the 

application from being validated.  In respect of the latter, perhaps it would be helpful for us to include the 

correspondence with EH in the application? 

 

I’m copying this to Mark Stevenson for his information. 

 

I look forward to hearing from you. 

 

Regards 

 

Richard 
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From: STEVENSON, Mark [mailto:Mark.Stevenson@english-heritage.org.uk]  

Sent: 24 September 2010 13:27 

To: 'Lewis, Simon' 
Cc: Ted Inman; Alex Valenzuela; Evans, Martyn; Maarten Buijs; Henry Wood; Richard Hesketh; BOOTH, Patrick 

Subject: np: Jubilee Gardens, Lambeth - site archaeology 

 
Simon, 
  
Thank you for the email enquiry dated 10 September 2010. 
  
I can confirm that it is anticipated that there would be no recommended requirement in respect of archaeology 
pertaining to the application planned to be submitted 14 October 2010. 
  
Once the application has been submitted and the documentation reviewed, I will be able to write formally along the 
above lines. 
  
Regards 
  
Mark 
  
Archaeology Advisor 
English Heritage - London Region 
1 Waterhouse Square, 138-142 Holborn, London EC1N 2ST 
020-7973-3737 
Please see our website: http://www.english-heritage.org.uk/glaas 

 
-----Original Message----- 
From: Lewis, Simon [mailto:Simon.Lewis@davislangdon.com]  

Sent: 14 September 2010 12:46 

To: STEVENSON, Mark 
Cc: Ted Inman; Alex Valenzuela; Evans, Martyn; Maarten Buijs; Henry Wood; Richard Hesketh 

Subject: Jubilee Gardens - site archaeology 
  
  

Mark  
  
I work for Davis Langdon Project Management and I'm involved in the Jubilee Gardens project which I believe 
you may have picked up on from your colleague Diane Walls, while she is on maternity leave. 
  



3

To update you on project progress, we submitted a preapplication to LBL which is expected to be considered 
at their Major Projects review meeting on Wed 15 Sept.  A full application will be made on 14 October against 
Stage D design information. 
  
Diane wrote to Lambeth Planning on 20 Nov 2007 confirming that an archaeological study for the previous 
scheme would not be required.  A copy of that letter is attached. 
  
Although the current version of the scheme has changed since 2007, the scope has probably reduced.  We 
are proposing to contoured the site and at the most will excavate to no more than 0.5m in certain 
areas.  Isolated tree pits will be dug to a depth of 1.0m to 1.2m. 
  
In these circumstances, we have assumed that it will not be necessary to carry out an archaeological study 
reaching the same conclusion that Diane made in 2007.  I would be grateful if you could confirm that this is 
the case. 
  
Many thanks 
  
Simon 
  
Simon Lewis 
Associate 
Davis Langdon LLP 
MidCity Place 
71 High Holborn 
London 
WC1V 6QS 
  
Switchboard: 020 7061 7000 
Direct Line: 020 7061 7315 
Mobile: 07738 574097 
Fax: 0870 048 7343 
   
  
    
  

� Please consider the environment before printing this email. 
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