Wandsworth Core Strategy Examination

Tall Buildings – Statement following consultation on changes
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Core Strategy Examination

Wandsworth Council Post Hearing Statement 
Tall Buildings

1.0 Introduction

1.1 At Core Strategy Examination Hearing Session 2 on 4 February 2010, Policy IS3d relating to tall buildings was discussed. The discussion included consideration of proposed changes to the policy included in the Council’s Statement on tall buildings (Wandsworth Council Statement 7 – Tall buildings), English Heritage’s Statement – Tall Buildings, and a further amendment to the wording tabled by English Heritage at the Hearing Session.  At Hearing Session 2 the Council made a commitment to reviewing the wording of the policy in light of the various changes suggested and publishing proposed amendments to the policy and the related paragraph 4.132 on its website, prior to discussion at Hearing Session 5 on 16 February 2010.

1.2 The amended wording of Policy IS3d, the introduction of Policy IS3e and amendments to paragraph 4.132 were made available on the Council’s website on 12 February 2010. The final hearing session provided an opportunity for interested parties to discuss the changes to the tall buildings policies. Following the close of the Examination Hearing Sessions, the Inspector indicated that one aspect of the change to the tall buildings policy, specifically the omission of any reference to locations which are well served by public transport in both the supporting text and the policy, could be seen as significant by those with an interest in land in such locations.  She therefore requested that the Council conducted a targeted round of consultation in relation to the latest changes proposed to Policy IS3d and paragraph 4.132.  This report provides details of the consultation, the representations received and the Council’s response.

2.0 Proposed wording of changes published prior to final Hearing Session
2.1 The wording of paragraph 4.132 and Policy IS3d. published on the Council’s website on 12 February 2010, prior to the final Hearing Session is given below.

2.2 Amend para 4.132 as follows
:
Tall buildings are those which are substantially taller than the prevailing height of neighbouring buildings, and/or which significantly change the skyline. Tall buildings, that is those which significantly exceed the prevailing height of surrounding buildings can, if well designed, create attractive landmarks underlining aspects of the borough’s character and act as a catalyst for regeneration, providing they are located in appropriate locations and acceptable in terms of design and impact on their surroundings. They can be an efficient way of using land, in line with sustainability objectives, and add definition to the borough’s skyline, although it is important that they do not harm existing important views and skylines and that they respect local context and the historic environment. Tall buildings and/or small clusters of tall buildings which can demonstrate these benefits may be justified in areas well served by public transport such as the town centres, particularly Clapham Junction, Wandsworth and Putney and at Nine Elms near Vauxhall and at focal points of activity The Council’s Stage 1 Urban Statement – Tall Buildings, identifies areas of the borough that may be appropriate for tall buildings. Within the borough’s town centres, Nine Elms near Vauxhall and at focal points of activity (Putney Wharf, Wandsworth Riverside Quarter, Wandle Delta, Ransomes Dock and Battersea Power Station) tall buildings may be appropriate (see policies PL8, PL9, PL11, PL12, PL13, PL14). However some sites within these areas will be sensitive to, or inappropriate for tall buildings. Outside these areas the borough is largely However large areas of the borough are characterised by low to medium rise housing and where tall buildings are likely to be considered inappropriate. 
Detailed criteria for assessing the design and impact of tall buildings, consideration of the appropriateness of tall buildings on individual sites, and the height at which buildings will be considered ‘tall’ on individual sites, will be set out in the Development Management Control Policies Document and Site Specific Allocations Document based on the Council’s Stage 2 Urban Design Study – Tall Buildings. based on the criteria in policy 4B.10 of the currently adopted and emerging London Plan and the Vauxhall/Nine Elms/Battersea Opportunity Area Planning Framework (OAPF).

Remove existing IS3d and replace with the following. Add new IS3e as set out below:
IS3d. Tall buildings, that is those which are substantially taller than the

prevailing height of neighbouring buildings, and/or which significantly change the skyline, may be appropriate in the borough’s town centres, Nine Elms near Vauxhall or at Putney Wharf, Wandsworth Riverside Quarter, Wandle Delta, Ransomes Dock, and Battersea Power Station focal points of activity. Some locations within these areas will be sensitive to, or inappropriate for, tall buildings. Applications for tall buildings will need to justify themselves in terms of the benefits they may bring for regeneration, townscape and public realm and be of high architectural quality, respect local context and the historic environment. Tall buildings are likely to be inappropriate in other areas. Detailed criteria for the assessment of tall buildings, consideration of the appropriateness of tall buildings on individual sites, and the height at which buildings will be considered ‘tall’ on individual sites will be contained in the Development Management Policies Document and Site Specific Allocations Document.

 
IS3e. Views of the Westminster World Heritage Site will be protected in accordance with the London Plan and the London View Management Framework.”

3.0 Details of Consultation 
3.1 In an e-mail sent on 18 February 2010 the Inspector stated: 
“I regard most of the proposed changes to the policy and supporting text to be in the nature of clarification (i.e. referring to the focal points of activity by name, or "sign posting" to detailed work on tall buildings being carried forward in other DPDs).  However, the omission of any reference to locations which are well served by public transport in both the supporting text and the policy could be seen as significant by those with an interest in land in such locations.  I therefore consider it appropriate for a targeted round of consultation specifically in relation to the latest changes proposed to Policy IS 3d and paragraph 4.132.  I request the Council to notify those who made representations on these particular parts of the CS at the Proposed Submission Stage and during the examination to ensure that they are aware of the latest changes and have the opportunity to comment, if they wish to do so.”  

3.2 The Inspector indicated that she wished to receive copies of the consultation representations and the Council’s response by 17 March 2010.  The Council therefore e-mailed and wrote to all of the relevant representors, listed in Appendix A, on 19 February 2010, requesting responses by 12.00 on 12 February 2010.  
4.0 Consultation Responses
4.1 The following representors responded to the consultation on the proposed wording of Policy IS3d:

	No.
	Representor
	Nature of response

	1
	Addition Land Ltd & Network Rail
	Required further changes to policy wording

	2
	English Heritage
	Required further changes to policy wording

	3
	Greater London Authority

(Received on 15 March 2010)
	Required further changes to the wording

	4
	Michael Leigh
	Required further changes to policy wording

	5
	Minerva
	Required further changes to policy wording

	6
	Natural England
	No objections to proposed wording

	7
	Peabody Trust
	Required further changes to policy wording

	8
	Royal Mail
	Required further changes to policy wording

	9
	Wandsworth Society
	Required further changes to policy wording


4.2 King Sturge made a representation on behalf of the Covent Garden Market Authority in relation to Policy PL11h and paragraph 4.80.  As the consultation did not relate to these areas of the Core Strategy the representation was returned and has not been considered.

4.3 Husband and Carpenter Architects made a representation on behalf of Oak Trading Ltd.  As Oak Trading had not previously commented on this policy and their representation did not relate to the changes proposed at the Hearing Session, the representation has not been considered by the Council.
4.4 Copies of both representations have been forwarded to the Inspector for information.

5.0 The Council’s Comments on the Responses
5.1 This section considers each of the further changes requested in the representations. 
5.2 Addition Land Ltd & Network Rail.   The changes proposed by Addition Land Ltd and Network Rail (ALLNR) relate to:

i. Reference to the Opportunity Area Planning Framework.

ii. The definition of tall buildings.
iii. The areas where tall buildings are appropriate.
iv. The criteria for assessing tall buildings.
5.3 ALLNR’s representation comments on removal of references to the Vauxhall Nine Elms Battersea (VNEB) Opportunity Area (OA) in Policy IS3 and paragraph 4.132.  The Council’s wording of Policy IS3 has never made reference to the OA itself.  The Core Strategy Submission Version and Proposed Changes to the Core Strategy: Submission Version (CD7/026) made reference to “Nine Elms near Vauxhall, or at other defined focal points of activity”, the later includes Battersea Power Station (see Map 9 The Thames riverside).  It is accepted that reference to the VNEB OA Planning Framework (OAPF) in paragraph 4.132 should be retained.

5.4 In relation to the definition of tall buildings ALLNR propose that reference to “neighbouring buildings” is replaced by “surrounding buildings”.  ALLNR’s proposed wording is the same as that contained in the Core Strategy Submission version and Proposed Changes to the Core Strategy: Submission Version. The change to refer to “neighbouring buildings” was made in response to representations from English Heritage, who wanted to distinguish consideration of the impact on the immediate locality reflected in the use of the term “neighbouring” and the wider impacts reflected in the reference to the skyline. No specific justification is given for the change back to the original wording and this change is not accepted.

5.5 In relation to the area where tall buildings may be appropriate ALLNR proposed that “and at other locations in the VNEB OA well served by public transport” is added to the list of locations.  The evidence base for the locations which “may be appropriate for tall buildings” is provided in the Council’s Stage One Urban Design Statement – Tall Buildings (S1UDS)(CD8/051).  This specifically identifies the areas as stated in Policy IS3d as locations where tall buildings may be appropriate.   The Council recognises that in developing the opportunity area different considerations apply, in that in much of the area consideration of neighbouring buildings is not relevant as the area will be comprehensively redeveloped.  This is reflected in changes to paragraph 4.131 and Policy IS3c.  It is also reflected by the fact that in this area the height at which a building will be regarded as a tall building, as indicated in the policies in the DMPD and the Site Specific Allocations Document (SSAD)(CD7/032) is 9 storeys and above, significantly higher than in the rest of the borough (5 storeys and above). Much of the opportunity area is impacted upon by the views of the Westminster World Heritage site which effectively limits the acceptable height of buildings in the area and is referenced in proposed Policy IS3e.  ALLNR’s proposals for changes in relation to the areas specified in Policy IS3d and paragraph 4.132 are therefore not accepted.
5.6 In relation to the criteria for the assessment of tall buildings in both the supporting text and Policy IS3d, ALLNR proposed that the reference to the identification of the height at which buildings will be considered tall in the DMPD should be softened by the insertion of “general” before height and replacing “will be” by “may be”.  This is justified on the basis of paragraph 4.1 of the English Heritage (EH)/CABE Guidance on Tall Buildings 2007.  The reference in the EH/CABE guidance states “Criteria for evaluating tall buildings proposals are set out in this section.  It is not considered useful or necessary to define rigorously what is and what is not a tall building.  It is clearly the case that a 10-storey building in a mainly two-storey neighbourhood will be thought of as a tall building by those affected, whereas in the centre of a large city it may not”.  The Council believes that its proposals for  detailing the heights at which buildings will be regarded as tall in the DMPD and the SSAD, based on the S2UDS, is appropriate and reflects the EH/CABE Guidance.  The Council’s identification of what will be regarded as a tall building in a particular location, as set out in the DMPD and SSAD, is site specific and takes account of both the neighbouring buildings and the impact on the skyline.  The definition of tall buildings in the DMPD and the SSAD is provided in support of the policy requirement in the DMPD for applications for tall buildings to be supported by a tall buildings statement as required by the EH/CABE guidance.  ALLNR’s proposal is therefore not accepted.
5.7 ALLNR also indicated that the reference to the heights being “based on the Council’s Stage 2 Urban Design Study – Tall Buildings” should be changed to “and will have regard to the Council’s Stage 2 Urban Design Study – Tall Buildings”.  The Council accepts the principle of this proposal.  As indicated by Minerva the policy will need to be tested at Examination and it is possible that this could lead to some amendments to that proposed in the S2UDS.  It is therefore proposed to change the reference in paragraph 4.132 to “having regard to the Stage 2 Urban Design Study Tall Buildings”.
English Heritage.  English Heritage’s representation concerned two points:


i. The provision of two definitions of tall buildings.

ii. The proposed wording “may be appropriate”.

5.8 EH’s view that the proposed wording of Policy IS3d introduces two definitions of tall buildings is not accepted.  Reference to the consideration of the appropriateness of tall buildings on individual sites being contained in the DMPD and the SSAD was introduced in the Proposed Changes to the Core Strategy: Submission Version.  Neither EH’s representation on the proposed changes or their Hearing Statement made reference to this aspect of the proposed wording.  The identification of what is a tall building on an individual site in the S2UDS, as reflected in the policies in the DMPD and the SSAD is based on a detailed evaluation of the neighbouring buildings and impact of the skyline of development on individual sites.  It therefore supports the first definition rather than being in conflict with it.  Any comments EH might have on the interpretation of what should be regarded as a tall building on individual sites will obviously be considered as part of the development of the DMPD and the SSAD.

5.9 Discussion of EH’s proposed wording in relation to the first sentence of policy IS3d took place during the final Hearing Session.  The proposed wording “Tall buildings, that is those which are substantially taller than the prevailing height of neighbouring buildings, and/or which significantly change the skyline” reflects the desire to signal the fact that the evaluation of the local impact of a building, as opposed to the impact on the skyline, takes account of a wider area than the immediate neighbours, with the proposed wording reflecting a compromise with the earlier wording of “surrounding” buildings, which EH previously objected to.  

5.10 EH also proposed that the term “may be appropriate” is replaced by “are sensitive to” is not accepted as it not supported by the Core Strategy Evidence Base.  The evidence set out in the S1UDS has been used to identify the areas in the borough where tall buildings “may be appropriate”, with the remainder of the borough being identified as inappropriate for tall buildings.  Paragraph 2.8 of The English Heritage/CABE Guidance on tall buildings states: “Having identified the constraints and opportunities through an urban design study, specific policies and locations should be included in development plan and supplementary planning documents clearly identifying, in map-based form, areas that are appropriate, sensitive or inappropriate for tall buildings. In some places, historic environment considerations may be of such significance that no tall buildings will be appropriate”.  Sensitive is therefore not proposed as a definition of an area where detailed analysis has yet to be undertaken, rather it is the definition of an area any tall buildings will have to be sympathetic to the local historic environment.
5.11 The S1UDS does not provide this level of analysis and it is therefore inappropriate to identify all sites with the areas stated as being “sensitive to” tall buildings.   The analysis of the suitability or otherwise of individual sites for tall buildings is being undertaken in the S2UDS and is being reflected in the DMPD and SSAD.   As indicated in the proposed wording of Policy IS3d, it is likely that this work will identify sites that are appropriate, sensitive and inappropriate for tall buildings, and that this does not represent a “green light to tall buildings”.  To describe all of these areas as sensitive to tall buildings before detailed analysis has been undertaken could therefore be inaccurate and is not supported by the evidence base.  
5.12 Greater London Authority.  The GLA’s representation was received by e-mail on the afternoon of 15 March 2010, after the deadline for representation closed, but has been considered.  The GLA proposed changes relating to:
i. Reference to some sites being sensitive to or inappropriate for tall buildings within the areas that may be appropriate for tall buildings.

ii. Retaining reference to London Plan policy and the OAPF in paragraph 4.132.

iii. Including reference to “areas well served by public transport” in Policy IS3d.

5.13 The changes proposed in relation to the wording indicating that “some sites within these areas will be sensitive to, or inappropriate for tall buildings” is not accepted.  This wording was added in response to points made by English Heritage and the Wandsworth Society during the Hearing Sessions.  Adding this wording helps provide clarity that not all sites within the broad locations where tall buildings will be appropriate and helps to ensure that developers do not assume that the policy presents a “green light” for tall building proposals in these areas.   Deleting the “will be sensitive…” and replacing it with “may, however, be sensitive…” does not clarify the position as suggested by the GLA, rather it is felt that it adds further ambiguity.

5.14 The GLA’s proposal to retain reference to the London Plan and OAPF in relation to the policies in the DMPD and the SSAD is accepted.  
5.15 The GLA’s proposal to insert “in areas well served by public transport” in the list of areas where tall buildings may be appropriate is not accepted.  As indicated in the response to Minerva and the Peabody Trust’s representations below, public transport accessibility has been taken account of in the S1UDS and there will be areas in the borough with high public transport accessibility outside the areas identified which are not suitable for tall buildings.

5.16 Michael Leigh.  Michael Leigh’s view that the policy as proposed is not “even handed” is not accepted.  As amended in response to EH’s earlier representations the proposed policy wording makes reference to both the benefits they can bring and the need to respect local context and the historic environment. 
5.17 Minerva.  Minerva’s representation and proposed wording changes concerned:
i. Removal of the reference to public transport accessibility.
ii. Reference to the Stage 2 Urban Design Study.

iii. The definition of tall buildings.

iv. Reference to Map 9.

v. The reference to the need for tall buildings to be justified/introduction of criteria for the assessment of applications.
vi. Locations within the areas where tall buildings may be appropriate.

5.18 Removal of the reference in the policy to public transport accessibility reflects the fact that this criterion has already been taken into consideration in the identification of areas where tall buildings may be appropriate as evidenced in the S1UDS.   Further reference to areas of high public transport accessibility could give the impression that further areas of the borough, e.g. residential areas adjoining town centres, may be appropriate for tall buildings which is not supported by the evidence base.  See also response to the Peabody Trust’s representation in below.
5.19 Minerva made a similar point to ALLNR in relation to the reference to the S2UDS in paragraph 4.132.  As stated in 5.7 above, this is accepted and the wording of 4.132 has been amended accordingly.

5.20 In the first sentence of IS3d, Minerva propose that “height of neighbouring buildings” is replaced by “townscape context”, on the basis that the height of neighbouring buildings may not be representative of the area as a whole.  This change is not supported as the wording of this part of the policy reflects the need to take account of the immediate impact of any proposal for tall buildings.  It is felt that the impact on the area as a whole is addressed in the reference to the impact on the skyline.
5.21 The Council accepts that the reference to the map indicating where tall buildings may be appropriate would be helpful.  In the changes proposed at the Hearing Sessions this map is numbered Map 15 (not 9 as indicated in the representation).

5.22 Minerva proposed deleting the sentence starting “Applications for tall buildings need to justify themselves” and replacing this with a set of criteria.  This proposal is not accepted.  The policy as currently worded seeks to indicate that proposals for tall buildings need to justify themselves taking account of the positive benefits and the negative impacts they might have on the locality within which they will be situated.  In place of this Minerva propose including a set of criteria for the assessment of proposals.  It is not felt appropriate to introduce criteria at this stage as these have not been the subject of public consultation or discussed at the Hearing Sessions.  As indicated later in the policy, the Council propose to develop detailed criteria for the assessment of tall building proposals in the DMPD.
5.23 The change Minerva proposed to the final sentence of Policy IS3d is not accepted, as it changes the reference from consideration of the “appropriateness of tall buildings” to consideration of “sites where tall buildings will be inappropriate”.  As indicated in the EH/CABE Guidance on tall buildings, the Council is advised to identify “in map-based form, areas that are appropriate, sensitive or inappropriate for tall buildings”, this is not possible if one only considers the sites which are inappropriate. 
5.24 Peabody Trust.  Peabody Trust proposed amendments to the wording of Policy IS3d and paragraph 4.132 in relation to the locations which may be appropriate for tall buildings.  Peabody proposed that the wording of the first sentence of Policy IS3d is amended to state  “Tall buildings, that is those which significantly exceed the prevailing height of surrounding buildings, may be appropriate in locations with a high level of public transport accessibility (defined as a PTAL of 6), including the town centres and edge of centres (defined as within 300m of a town centre boundary)…”.  This change is not accepted.
5.25 Following the Inspector raising concerns in relation to the Council’s policy on tall buildings, the Council developed its Stage One Urban Design Statement (CD9/011), a draft copy of which was published on its website prior to the Exploratory Meeting held by the Inspector on 16 June 2010. The Inspector’s notes of the Exploratory Meeting (CD9/012) indicate that: “the Council confirmed that the Draft Stage 1 Urban Design Statement drew together all sources of information used to inform CS policies relating to locations where tall buildings might be appropriate, subject to meeting specific criteria. This draft document would be reviewed in the light of comments made by EH. The impact of tall buildings on strategic London views would also take into account the London View Management Framework and the Mayor’s recently published draft revised guidance on this subject.”

5.26 A finalised version of the report (CD8/051) was submitted to the Inspector in September 2009 and published on the Council’s website along with proposed changes to Policy IS3d and other references to tall buildings in policies for specific locations (PL11d, PL12h, PL13b, PL13e and PL14b vi).
5.27 It is felt that both the draft and the final versions of the S1UDS clearly indicated that only those areas specifically referenced in the Policy were considered as potentially appropriate for tall buildings.  Paragraph 4.6 in the section on the revised policy wording stated: “A map has now been prepared showing all the locations in the borough where tall buildings may be appropriate (and, by definition, those not so identified, as inappropriate). These were originally shown on the Core Strategy maps relating to: Town and local centres, The Thames riverside (focal points) and Nine Elms and north-east Battersea.”
5.28 The map referred to was included in the Council’s ‘Proposed changes to the Wandsworth Core Strategy: Submission Version’, September 2009 (CD7/026).  The Town Centre boundaries are shown in detail on the Core Strategy Submission Proposals Map (CD7/002).  

5.29 In their justification for the proposed wording change, the Peabody cite the reference to “high level public transport accessibility” in the S1UDS.  The Council acknowledges that public transport accessibility is one of the starting points for identifying areas where tall buildings may be appropriate.  However it is just that, a starting point.  The detailed evaluation of the appropriateness of areas for tall buildings goes much further and also looks at the impact of and constraints on the location of tall buildings.  In the Wandsworth context this hinges on the fact that the majority of the Borough consists of 2 or 3 storey residential development, and areas of open space, where the S1UDS indicates that tall buildings are inappropriate.  All of Wandsworth’s town centres, including Clapham Junction, are set in residential areas with residential streets immediately bordering much of the town centre boundaries, making much of the edge of the town centres, both inside and outside the town centre boundaries inappropriate for tall buildings.  Certainly the vast majority of areas within 300m of a town centre boundary will be inappropriate for tall buildings.

5.30 Detailed consideration of revisions to the Town Centre boundaries and the identification of individual sites within the areas “which may be appropriate” for tall buildings is being undertaken as part of the development of the DMPD and the SSAD.  The Council believes that the approach of identifying the specific broad locations where tall building may be appropriate in the Core Strategy followed by detailed consideration of individual sites within the later documents provides the correct balance and complies with the English Heritage/CABE Guidance on tall buildings, July 2007.  
5.31 In relation to Peabody’s representation, the Council has indicated in discussions with the Peabody, that as part of the work on developing the SSAD it is considering a realignment of Clapham Junction Town Centre boundary to include part of their site adjacent to St. John’s Hill to form an extension of the commercial properties with the railway line providing a “natural” boundary to the town centre.

5.32 Royal Mail.  Royal Mail propose amendments to paragraph 4.132 and IS3d relating to deleting reference to “Nine Elms near Vauxhall” as a location which may be appropriate for tall buildings and replacing it with “the northern part of the VNEB Opportunity Area”.  This change is not accepted for the reasons set out in paragraph 5.5 in relation to one of ALLNR’s proposed changes above. 
5.33  Wandsworth Society. The Wandsworth Society propose a number of changes to the wording of both paragraph 4.132 and Policy IS3d.   A number of the changes proposed relate to the original wording of the paragraph and policy and not to the changes proposed during the hearing session and have therefore not been considered.  The main change which relates to the proposed new wording of paragraph 4.132 and Policy IS3d is the deletion of any reference to specific locations where tall buildings may be appropriate, and deletion of the reference to areas where tall buildings are likely to be considered inappropriate in the Policy.
5.34 These changes are not supported as it effectively ignores the evidence provided by the S1UDS and presents a policy vacuum which could lead to speculative proposals for tall buildings throughout the borough
6.0 Conclusions
6.1 In the light of consideration of the representations received, it is proposed to:

Amend para 4.132 as follows (further changes shown in italics):
Tall buildings are those which are substantially taller than the prevailing height of neighbouring buildings, and/or which significantly change the skyline. Tall buildings, that is those which significantly exceed the prevailing height of surrounding buildings can, if well designed, create attractive landmarks underlining aspects of the borough’s character and act as a catalyst for regeneration, providing they are located in appropriate locations and acceptable in terms of design and impact on their surroundings. They can be an efficient way of using land, in line with sustainability objectives, and add definition to the borough’s skyline, although it is important that they do not harm existing important views and skylines and that they respect local context and the historic environment. Tall buildings and/or small clusters of tall buildings which can demonstrate these benefits may be justified in areas well served by public transport such as the town centres, particularly Clapham Junction, Wandsworth and Putney and at Nine Elms near Vauxhall and at focal points of activity The Council’s Stage 1 Urban Statement – Tall Buildings, identifies areas of the borough that may be appropriate for tall buildings. Within the borough’s town centres, Nine Elms near Vauxhall and at focal points of activity (Putney Wharf, Wandsworth Riverside Quarter, Wandle Delta, Ransomes Dock and Battersea Power Station) tall buildings may be appropriate (see policies PL8, PL9, PL11, PL12, PL13, PL14). However some sites within these areas will be sensitive to, or inappropriate for tall buildings. Outside these areas the borough is largely However large areas of the borough are characterised by low to medium rise housing and where tall buildings are likely to be considered inappropriate. 

Detailed criteria for assessing the design and impact of tall buildings, consideration of the appropriateness of tall buildings on individual sites, and the height at which buildings will be considered ‘tall’ on individual sites, will be set out in the Development Management Control Policies Document (DMPD) and Site Specific Allocations Document (SSAD) having regard to  the Council’s Stage 2 Urban Design Study – Tall Buildings (S2UDS). The DMPD, SSAD and S2UDS will take account of based on the criteria in policy 4B.10 of the currently adopted and emerging London Plan and the Vauxhall/Nine Elms/Battersea Opportunity Area Planning Framework (OAPF).
Remove existing IS3d and replace with the following. Add new IS3e as set out below:
IS3d. Tall buildings, that is those which are substantially taller than the

prevailing height of neighbouring buildings, and/or which significantly change the skyline, may be appropriate in the borough’s town centres, Nine Elms near Vauxhall or at Putney Wharf, Wandsworth Riverside Quarter, Wandle Delta, Ransomes Dock, and Battersea Power Station focal points of activity (as illustrated on Map 15). Some locations within these areas will be sensitive to, or inappropriate for, tall buildings. Applications for tall buildings will need to justify themselves in terms of the benefits they may bring for regeneration, townscape and public realm and be of high architectural quality, respect local context and the historic environment. Tall buildings are likely to be inappropriate in other areas. Detailed criteria for the assessment of tall buildings, consideration of the appropriateness of tall buildings on individual sites, and the height at which buildings will be considered ‘tall’ on individual sites will be contained in the Development Management Policies Document and Site Specific Allocations Document.

 
IS3e. Views of the Westminster World Heritage Site will be protected in accordance with the London Plan and the London View Management Framework.”


Appendix A 

List of people consulted and copy of consultation letter

Schedule of persons/organisation consulted.
1. Government Office for London 
2. English Heritage 
3. Covent Garden Market Authority 
4. Wandsworth Society 
5. London Borough of Lambeth 
6. Greater London Authority 
7. Central Caspian Holdings 
8. Metro Fund LLP 
9. Chatham Road Residents Association 
10. Peabody Trust 
11. Miss Helen Wada 
12. Minerva 
13. Oracle Group 
14. Workspace Group PLC 
15. Natural England 
16. National Grid Property 
17. Battersea Society 
18. Putney Society 
19. Michael Leigh 
20. Addition Land Ltd and Network 
21. Clapham Junction Action Group 
	
	Wandsworth Council

Technical Services Department

The Town Hall

Wandsworth High Street

London   SW18 2PU

Please contact: Miss Kristen McGavock

Telephone:  (020) 8871 6650

Fax:  (020) 8871 6003

Email:planningpolicy@wandsworth.gov.uk

Web: www.wandsworth.gov.uk

Minicom: (020) 8871 8403

Date:  19 February 2010


Dear Sir/Madam

Wandsworth Local Development Framework

Consultation on changes to the Core Strategy proposed during Hearing Session 5 in respect of tall buildings

The Core Strategy Development Plan Document (DPD) sets out the Council’s spatial vision, strategic objectives and spatial strategy on how the borough should develop over the next fifteen years along with core policies and information on monitoring and implementation. The Core Strategy is part of the Local Development Framework (LDF), which will eventually replace the Unitary Development Plan (UDP) adopted August 2003.

Wandsworth Council submitted its Core Strategy to the Secretary of State for examination on 20 March 2009. The public hearing sessions, which form part of the examination, were undertaken on 2nd, 4th, 9th, 11th and 16 February 2010. Throughout the course of the hearing sessions a number of matters were raised which resulted in the Inspector requesting the Council to propose changes to the Core Strategy. These changes were made available on the 12th February 2010 and discussed at the final hearing session on the 16th February 2010. The full schedule of proposed changes is attached to this letter.

Prior to closing the final hearing session, the Inspector confirmed that the majority of proposed changes are of a minor nature, intended to provide more clarity within the Core Strategy but that she wished to further consider the change to policy IS3(d) and supporting text in paragraph 4.132 in respect of tall buildings. 

The Inspector has since confirmed that she regards most of the proposed changes to be in the nature of clarification (i.e. referring to the focal points of activity by name, and ‘signposting’ to detailed work being carried forward in other DPDs). However, the Inspector considers that the omission of reference to locations which are well served by public transport may be seen as significant by those with an interest in such locations and has therefore instructed the Council to undertake a targeted round of consultation for a period of 21 days.

You are being consulted on the latest change to Policy IS3 and supporting text in paragraph 4.132 (changes 12 and 13 of the attached document) as a party who made representations on the proposed submission Core Strategy and/or changes made to the Core Strategy Submission version, in relation to tall buildings.  Only comments in relation to changes 12 and 13 will be accepted, any comments in relation to other policies will be returned to you and will not be considered.

Consultation on the Council’s proposed changes will begin Friday 19 February 2010.  Representations on the soundness of the changes must be received by 12.00 noon Friday 12 March 2010 at the latest. Any responses received after this time will be returned to you and will not be considered. 

Please direct all responses by email to planningpolicy@wandsworth.gov.uk or write to the Planning Policy Team, Wandsworth Council, The Town Hall, Wandsworth High Street, London SW18 2PU.  

We look forward to receiving your views.

Yours faithfully,

Martin Howell
Martin Howell

Group Planner – Policy & Information

for Borough Planner

� Additions indicated as underlined, deletions indicated as struck through.
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