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INTRODUCTION

1.1.1.

1.1.2.

1.1.8.

1.1.4.

1.1.5.

1.1.6.
1.1.7.

1.1.8.

We write on behalf of, Espalier Ventures working in association with MELT Property (EVMP), in
support of representations made to the Examination of the London Borough of Lambeth Council
(LBLC) Lambeth Local Plan (LLP).

EVMP has significant interest in Lambeth Borough as they own a site in the area, 68-86 Clapham
Road. The site is currently in commercial use but is under-utilised. The site is an edge of town
centre location being approximately 50m south of Oval Local Centre, with a very high PTAL. A
number of local amenities, including convenience stores, cafes, hairdressers, a dentist, a pharmacy,
an opticians and other stores, are located within Oval Local Centre towards Oval tube station.

The site’s designations are as follows:

= Edge of centre location;

= St Marks Conservation Area;

= Protected Vista Parliament Hill Oak Tree to Palace of Westminster;

= To the south of Protected Vista Parliament Hill summit to Palace to Westminster;
= | ocal View Brixton Panoramic;

= The east of the site is located within Archaeological Priority Areas;

" Flood Zone 3 (benefits from flood defences); and

= Along TfL Road Network.

EVMP has recently submitted an application for the redevelopment of 68-86 Clapham Road, an
existing car rental garage, to provide a new aparthotel, office workspace, including affordable office
floorspace, eight affordable homes and the re-instatement of the car rental garage at basement level
(planning application ref. 20/02908/FUL). The application is currently under assessment by the
Council with determination expected in December 2020.

EVMP had received pre-application advice from the Council prior to the submission of the
application. As part of the pre-application response from LBLC, they stated that the emerging LLP
policies should be given significant weight and that the proposal was contrary to emerging Policy
ED14 of the emerging LLP as it states that “additional visitor accommodation outside town centres
will not be permitted”.

Previous representations to the LLP
We previously made representations on the emerging LP, during the Regulation 19 consultations.

Our Regulation 19 representations (Appendix A) highlighted that LBLC emerging LP does not
accord with the National Planning Policy Framework (NPPF, February 2019) and the Intend to
Publish London Plan (December 2019).

COVID implications

It is well documented that the Covid-19 pandemic is having a significant impact on the hospitality
industry and furthermore, has now questioned the need for office floorspace. Brexit will also have an
impact on the UK’s hospitality industry.
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1.1.9. What the implications of COVID-19 (and Brexit) are for the hospitality industry in the medium and
long-term are unknown. It is not clear whether things will ever ‘get back to normal’. This is why it is
absolutely imperative that the policy is both supportive and flexible. Developers must be fleet footed
and flexible to adapt quickly and efficiently to the hospitality industry that will emerge post-COVID-
19. Having to rely on the Council being against development in the hospitality sector is simply
unrealistic and is unjustified.

1.1.10. Despite this, the future prospects of Espalier Ventures and Melt Property to develop in the Borough
remain bright due to its important benefits of the scheme. What is clear is that there is a need for
flexibility within the policy to allow for the developers to successfully react to changes in the
hospitality industry so that they can continue to act as a significant employment provider for the
Borough.
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MATTER 4: ECONOMIC DEVELOPMENT, RETAIL AND TOWN
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2.1
2.2

2.2.1.

2.2.2.

2.2.3.

2.2.4.

2.2.5.

2.2.6.

ISSUE: HOTELS AND OTHER VISITOR ACCOMMODATION
RELEVANT POLICIES - ED14

“iii) Is the proposal not to permit additional visitor accommodation outside town centres
justified?”

Emerging Policy ED14 of the LLP is not justified as currently drafted but can be easily remedied to
make it consistent with national policy.

Paragraph 3.4 of the Topic Paper5 — Visitor accommodation (May 2020) recognises that there is a
need for 3,051 additional rooms between 2015 and 2041. Furthermore, paragraph 3.10
acknowledges that visitor accommodation has not been evenly distributed with a higher
concentration of visitor accommodation in Waterloo and Vauxhall. It is, therefore, imperative that
policies allow for visitor accommodation to be developed in other areas of the Borough, subject to
applying the appropriate tests, rather than completely restricting visitor accommodation in potential
highly sustainable locations and sites in need of regeneration. This is particularly relevant to our
client’s site which is in an edge of centre and highly sustainable location and is currently
underutilised and detracts from the character and appearance of the area. The policy as currently
worded would restrict the development potential of the site without allowing for the appropriate tests
to assess the availability of alternative sites in the town centres and the impact this proposal would
have on town centres, both positive or negative.

The Council has also not justified why the policy shouldn’t accord with the emerging IPLP and
national policy. As part of our Hearing Statement for Matter 1, we have highlighted how emerging
Policy ED14 of the emerging LLP does not accord with emerging Policy E10 of the emerging IPLP
and paragraph 86 of the NPPF.

Paragraph 86 of the NPPF requires a sequential assessment to be applied to all development
proposals for main town centre uses that are not in an existing town centre or in accordance with an
up-to-date local plan. It goes on to state that “main town centre uses should be located in town
centres, then in edge of centre locations; and only if suitable sites are not available (or expected to
become available within a reasonable period) should out of centre sites be considered.”

Emerging Policy E10 of the Intend to Publish London Plan (IPLP) refers to visitor accommodation
being directed to town centres and Opportunity Areas. Part G of the emerging Policy E10
specifically states the following:

“G - In outer London and those parts of inner London outside the CAZ, serviced accommodation
should be promoted in town centres and within Opportunity Areas (in accordance with the sequential
test as set out in Policy SD7 Town centres: development principles and Development Plan
Documents) where they are well-connected by public transport, particularly to central London.”

Part Al of emerging Policy SD7 of the IPLP states the following:
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“Apply the sequential test to applications for main town centre uses, requiring them to be located in
town centres. If no suitable town centre sites are available or expected to become available within a
reasonable period, consideration should be given to sites on the edge of centres that are, or can be,
well integrated with the existing centre, local walking and cycle networks, and public transport. Out
of centre sites should only be considered if it is demonstrated that no suitable sites are (or are
expected to become) available within town centre or edge of centre locations.”

The above has been worded to reflect the requirements of paragraph 86 of the NPPF.

Part (a) of the emerging Policy ED14 of the emerging LLP states that “visitor accommodation
outside town centres will not be permitted”. As previously mentioned in Matter 1 Hearing statement,
we consider that this negative wording be removed in its entirety and should allow for an application
that are outside the town centre to undertake a sequential assessment, in line with national and
regional policy. We have suggested more appropriate wording for emerging Policy ED14 which
accords with both national and regional policy within our Hearing statement for Matter 1.

In short, there is no justification as to why no additional visitor accommodation should be allowed
outside of the town centres especially when there is clearly a need for additional rooms over the
plan period. Furthermore, we have highlighted that the emerging Policy ED14, as worded, conflicts
with national and regional policy and should be reworded to include the undertaking of a sequential
assessment if visitor accommodation is proposed outside of town centres.

We trust our comments will be taken into account the emerging Policy ED14 of the emerging LLP is
updated accordingly to comply with national and regional policies.
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We wish to be kept informed of any further consultations of the Local Plan and
when the emerging Local Plan will be submitted to the Inspector. In the meantime,
if you require any further information please do not hesitate to get in touch.

Yours faithfully

. Chessc

Victoria Chase

Enc: Appendix 1 - Proposed Oval (Clapham Road) District Centre
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