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Site Overview
Aerial View of Site

1 View of garages and Melford Court at left from St Vincent’s House.  2 View across central green space                   3 View to garages and rear of Melford Court, ballcourt with high fence to right     4 View from beside St Owen’s House looking south
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Site boundary

Required offset from existing windows for privacy

noise and air pollution source

neighboring windows with potential overlooking / daylight issue

hazard - asbestos / electrical substation!

!

!

Opportunities & Constraints

Opportunities:
• There is an opportunity to complete the 

courtyard with affordable, quality homes
• The site has good transport links with the 

estate covering PTAL areas of level 2 and 3
• The proposed development is to be in 

place of existing single-story garages 
which	are	an	ineffi	cient	use	of	land.

• The security of the existing three storey 
block to the south of the site could be 
improved	with	the	removal	of	the	garages.

• There is the opportunity to improve the 
amenity of the existing residents with 
landscape improvements/relocation of 
ballcourt	as	part	of	the	project.

Constraints:
• Potential for asbestos containing materials 

in the existing built structures on the site
• Substation located in the middle of 

courtyard which may make landscape 
works	costly.

• There is little potential for communal 
amenity	space	for	new	residents.

• Proposals will have to be carefully 
considered to avoid overlooking/daylight 
impacts on adjacent residential buildings 
on	all	sides.

• There	is	limited	space	for	parking.	



Existing Heights 
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An eight storey building, St Owen’s House 
bounds	the	site	to	the	north.	A	seven	storey,	
L-shaped building bounds the site to the east 
and	south.	A	3	storey	building,	Melford	Court	
lies	to	the	south	west.	A	4	storey	building	on	
the	Aylwin	Estate	lies	to	the	west.	There	are	
a number of small  single storey buildings on 
the	site	indicated	below	in	yellow.
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Detailed Site Constraints + Brief

11/09/2019 15:15:17

Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Key Development Constraints:
• Substantial overlooking from multiple 
directions	over	the	site.	Principally	this	is	
from	the	rear	roof	terraces	of	Melford	court	
and the courtyard elevations of St Vincents 
and	St	Owens	House.	These	zones	are	
highlighted	in	Blue.	

• Daylight and sunlight studies show that the 
dwellings located on the western corner of 
St Owens House will be the most effected 
by	proposals.	To	minimise	this	and	ensure	
proposals are within planning guidance a 
buffer	area	is	required.	An	indicative	area	is	
highlighted	in	Orange.	

• No sleeping accommodation at ground 
level due to Flood Zone 3A

The Brief:
• The borough has a huge shortage of social 

housing, with thousands of people in 
need of housing on waiting lists and living 
in	temporary	accommodation.	As	such	
it	is	the	councils	obligation	to	maximize	
the number of dwellings provided on all 
developments.	The	proposals	are	for100%	
social	homes	and	will	help	to	fulfi	ll	some	of	
this	housing	need.	

• In order for the development to be 
fi	nancially	viable	the	proposal	must	achieve	
at	least	15	dwellings,this	is	in	line	with	the	
density ranges outlined in core planning 
policy.	These	dwellings	must	be	mixed	
sizes	in	accordance	with	the	following:	

1.	 A	minimum	of	60%	with	two	or	more	bedrooms;	and

2.	 A	maximum	of	5%	studios,	which	can	only	be	for	
private	housing;	and

3.	 The maximum number of bed spaces for the number of 
bedrooms	where	they	are	social	rented;

4.	 A	minimum	of	20%	3	Bed	and	Above.	



Density - How Many Homes

Density numbers & guidance:

The recommended density ranges for the 
St Vincents site are highlighted on the table 
adjacent >

• The	Southwark	Mapping	system	assesses	
the	total	area	that	is	occupied	by	the	“St.	
Saviours	Estate”	as	5.9	Ha.	This	includes	
adopted	and	estate	roads.	

• Current	records	show	the	total	number	of	
properties on the estate, including lease 
holders,	as	633.	There	may	be	small	in-
accuracies in this information, however 
the	general	fi	gure	is	considered	relatively	
accurate.

• The current density of the estate as 
measured	would	therefore	be	(633u/5.9ha)	
107 Units per Hectare, this is in line with 
density	ranges	in	planning	policy.	

• The	proposal	adds	16	units	to	this	(Plus	
approximately	25	Units	from	the	Woodville	
site)	giving	a	proposed	density	of	
(674u/5.9ha)	114 Units per Hectare.

• The guidance table adjacent is from the 
Greater	London	Authority	-	London	Plan.	
Under	this	guidance,	assuming	an	urban	
area	classifi	cation,	the	proposed	density	
when measured in u/ha falls within the 
recommended	ranges.	

• The existing immediate site density, when 
measuring St Vincents, St Owens house 
&	Melford	court	with	associated	amenity,	
roads	etc.	is	112 Units per Hectare. 
(116u/1.034Ha)

• The proposed immediate site density is 
therefore	(116+16=132	/	1.034)	128 Units 
per Hectare. 

• The density of the proposal, not including 
existing buildings and with a shared site 
area/communal amenity is 123 Units per 
Hectare (16u/0.13Ha)

Note:	Density	has	been	measured	in	units	due	
to	the	available	data	on	the	existing	estate.	

100 T H E  LO N D O N  P L A N  M A R C H  2 0 1 6

3.25 Monitoring the housing supply figures is an essential part of the ‘plan, monitor 
and manage’ approach taken to ensure that the London Plan delivers as many 
additional homes each year as is practicable. Annex 4 sets out the components of 
the targets which the Mayor will use for monitoring supply.

3.26 The SHLAA methodology provides for phasing of development of individual 
sites in the future. However, an annual monitoring target based on the average 
capacity estimated to come forward over ten years may not fully reflect unique 
uncertainties in housing output arising from changes in the economy. Boroughs 
may wish to highlight the implications of these uncertainties for achievement of 
their targets in their Annual Monitoring Reports (AMR), drawing on the strategic 
context provided by the SHLAA report, the London Plan AMR and the Housing 
SPG.

3.28 A rigorous appreciation of housing density is crucial to realising the optimum 
potential of sites, but it is only the start of planning housing development, not the 
end. It is not appropriate to apply Table 3.2 mechanistically. Its density ranges 
for particular types of location are broad, enabling account to be taken of other 
factors relevant to optimising potential – local context, design and transport 
capacity are particularly important, as well as social infrastructure (Policy 3.16), 
open space (Policy 7.17) and play (Policy 3.6). These broad ranges also provide the 
framework within which boroughs can refine local approaches to implementation 
of this strategic policy through their LDFs56. Where appropriate, they can also 
provide a tool for increasing density in situations where transport proposals will 
improve public transport accessibility in the future. It is important that higher 
density housing is not automatically seen as requiring high rise development. 

3.28A Geographically specific guidance on implementation of policy 3.4 is provided 
for Opportunity and Intensification Areas in paragraphs 2.61 and 2.62; for Town 
Centres in Policy 2.15 and paragraphs 2.72B – 2.72H and 4.42A-B; for surplus 
industrial land in paragraphs 2.85 and 4.23 and for other large housing sites 
in paragraph 3.42. More general guidance on implementation of Policy 3.4 is 
provided in the Housing SPG including exceptional circumstances where densities 
above the relevant density range may be justified.

56 CLG NPPF 2012 op cit para 58 

POLICY 3.4 OPTIMISING HOUSING POTENTIAL

Strategic, LDF preparation and planning decisions 
A Taking into account local context and character, the design principles in 

Chapter 7 and public transport capacity, development should optimise 
housing output for different types of location within the relevant density 
range shown in Table 3.2. Development proposals which compromise 
this policy should be resisted. 



Summary of Project Group Feedback

Key Concerns:

1.	 Group members would like to see alternative options explored 
by the design team at an earlier stage

2.	 Group members would like to see the Daylight and Sunlight 
analysis undertaken to date

3.	 Group members would like clearer information in relation to 
councils targets/viability for the site

4.	 General concern in regard to the proposals impact on privacy 
of existing residents 

5.	 Some residents concerned about the impact proposals will 
have on security 

6.	 Residents	of	Melford	court	concerned	about	acoustic	issues
7.	 Concerns	regarding	anti-social	behavior	on	the	estate
8.	 Overcrowding raised as an issue, particularly in relation to bin 

collection
9.	 Residents say that there are already too many homes on the 

site
10.	Concerns	regarding	access	to	the	site	during	construction
11.	Concerns	that	the	proposals	will	remove	the	only	existing	play	

area on the estate
12.	Unrealistic	to	expect	residents	of	the	proposals	to	not	have	a	

car
13.	Concern	that	maintenance	costs	for	this	proposal	will	transfer	

to the existing residents 
14.	Concern	in	regards	to	the	reduction	of	air	quality	during	

construction 
15.	General concern regarding the proposals impact on existing 

air quality - particularly in relation to loss of planting
16.	Query raised if the scheme is for Local people and if this is 

Private or Social housing
17.	Concern	regarding	additional	delivery	vehicles	
18.	Security	concern	to	existing	residents	at	the	ground	floor	

where balconies are located - principally due to removal of 
fence lines

19.	Desire to provide kids play
20.	Desire for more green space 

Response:

1.	 Proposals are outlined in this presentation
2.	 Summary from report is included further in this presentation
3.	 The brief is explained in more detail in this presentation
4.	 Overlooking	and	privacy	has	been	considered	carefully	through	out	the	design	process.	This	is	

shown in more detail in this document 
5.	 It is generally considered that high quality architecture and landscaping can increase levels of 
security	rather	than	decrease.		

6.	 The secure communal amenity has now been removed from the scheme and this will now be 
planted	landscape	in	line	with	the	wider	estate.	

7.	 As	above,	it	could	be	argued	that	the	re-design	of	the	courtyard	with	significant	improvements	in	
the	play	area	and	quality	of	green	space	would	reduce	ASB	rather	than	increase.	

8.	 Existing management of bin collection is unlikely to be effected by these proposals given the 
scheme	has	its	own	dedicated	refuse	store.	

9.	 We	have	looked	at	the	density	of	the	existing	estate	and	have	covered	this	in	more	detail	later	in	
this	document.	

10.	Site access will be considered carefully by the contractor and will likely be conditioned in the 
planning	approval.	We	will	look	at	this	in	more	detail	at	the	next	design	stage.		

11.	The	proposals	will	re-provide	any	loss	of	play	area	(unless	agreed	otherwise)	to	a	higher	standard	
than	exists	currently.	

12.	It	is	very	common	in	the	borough	to	design	new	homes	without	allocated	parking.	This	is	standard	
planning	policy	and	is	aimed	at	creating	a	more	sustainable	city	environment.	The	only	exception	to	
this	is	wheelchair	accessible	homes.	

13.	It is our understanding that no maintenance costs associated with this scheme will be transfered to 
existing	residents.	Southwark	should	confirm	to	you	in	writing	the	details	of	this	

14.	Dust	mitigation	strategies	will	need	to	be	in	place	during	construction.	While	building	work	will	
inevitably	cause	some	disruption	all	effort	will	be	made	to	reduce	this	as	far	as	possible.		

15.	It is likely that the proposals would see a net gain in planting due to re-landscaped courtyard and 
improved	green	space.	This	is	yet	to	be	designed	but	would	welcome	project	group	suggestions.	

16.	The	proposals	are	100%	Social	Housing	
17.	There will be an increase in deliveries during construction, which will have to be managed by the 
contractor	to	occur	out	with	peak	times.	After	completion	this	will	cease	to	be	an	issue.	

18.	As part of the re-landscaping of the courtyard space it may be possible to retain fencing and/or add 
some	additional	defensible	space/planting.	

19.	The proposals will look at the re-design of the communal courtyard space, the council is open to 
suggestions	as	to	what	goes	into	this	space.	Some	residents	have	expressed	that	younger	kids	
play	may	be	more	suitable	than	the	current	tarmac	pitch.	Some	residents	have	suggested	the	play	
area	is	moved	elsewhere	and	the	courtyard	becomes	a	more	organic	green	space.	This	will	also	be	
discussed	with	the	planning	authority	at	pre-application	stage.	

20.	As	above.	



Design Process - Approaches we’ve explored 
Option 01 - Infi ll Block
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Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 5 Storeys
Appx No. of Homes - 16

Pro’s:
• Building completes courtyard and aligns to 
Melford	Court

Cons:
• Northern end is within close proximity of St 

Owens house and would heavily impact the 
daylight to those units 

• Blank	gable	of	proposal	faces	Melford	
Court

• Area to rear of proposal creates large 
communal amenity that is separated from 
principal	communal	amenity	of	the	estate.



Design Process - Approaches we’ve explored 
Option 02 - Diagonal Block

23/09/2019 10:39:47

Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 5 Storeys
Appx No. of Homes - 16

Pro’s:
• Building completes courtyard and 

minimises building footprint located in 
overlooking	zones.

Cons:
• Northern end is within close proximity of 

St Owens house and would impact the 
daylight to those units

• Western	facade	overlooks	Melford	Court	
• Area to rear of proposal creates large 

communal amenity that is separated from 
principal	communal	amenity	of	the	estate.	
Concerns	raised	by	residents	about	the	
acoustic	impact	of	this.

• Southern gable is prominent on approach 
from Fendal street

• Angled linear block creates potential 
overshadowing of St Owens House 

• Block encroaches on existing communal 
amenity 

• Large	Wall/Floor	ratio	could	mean	
expensive	construction.	



Design Process - Approaches we’ve explored 
Option 03 - Courtyard Block 

11/09/2019 15:11:23

Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 5 Storeys
Appx No. of Homes - 16

Pro’s:
• Building	avoids	all	overlooking	zones

Cons:
• Central	location	impacts	heavily	on	existing	

communal amenity
• Centrally	located	building	goes	against	

the street scape and urban realm of the 
existing	estate.	

• Although building is outside of overlooking 
zones,	it	creates	direct	overlooking	
relationships given its facades are parallel 
to St Vincents and St Owens house 



Design Process - Approaches we’ve explored 
Option 04 - Terraced Block 
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Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 2 or 3 Storeys
Appx No. of Homes - 4 or 6

Pro’s:
• Low	profi	le	building	has	minimal	visual	

impact
• Reduced impact on Daylight and Sunlight 
to	existing	residents.	

Cons:
• Only	4/6	new	homes	created,	this	makes	
the	scheme	non-viable.	

• Southern Gable is within close proximity of 
Melford	Court.	

• In-effi	cient	building	layout	due	to	limited	
height.	

• If	proposal	was	to	be	scaled	up	to	4	storeys	
a stair core would need to be added which 
would increase the footprint of the building 
and	negate	the	pro’s	mentioned	above.	

• Potentially	oversized	back	gardens	
• Potential overlooking issues on 3rd storey



Design Process - Approaches we’ve explored 
Option 05 - Tall Block
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Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 9 Storeys
Appx No. of Homes - 16

Pro’s:
• Smallest building footprint possible while 
achieving	desired	number	of	homes.

Cons:
• Proposal	is	signifi	cantly	higher	than	other	
options.	

• In-effi	cient	building	layout	due	to	only	
having	2	dwellings	per	fl	oor.	

• Likely daylighting issues to St Owens 
house and semi-detached property to 
North	West	due	to	increased	height.	

• Increased height would be uncharacteristic 
to the surrounding properties, with St 
Owens house at 8 storeys being the tallest 
existing	building.	



Design Process - Approaches we’ve explored 
Option 06 - Dog Leg Block 

11/09/2019 15:11:14

Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 4 Storeys
Appx No. of Homes - 18

Pro’s:
• Largely	avoids	overlooking	zones

Cons:
• Proposal	footprint	is	signifi	cantly	larger	
than	other	options.	

• 4	No	single	aspect	dwellings	created.	2	No	
of	which	are	north	facing.	This	would	not	
meet	planning	guidance.	

• Likely daylighting issues to St Owens 
house.

• Proposal footprint impacts heavily on 
existing communal amenity



Design Process - Approaches we’ve explored 
Option 07 - Split Block 

11/09/2019 15:12:58

Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 4/5 Storeys
Appx No. of Homes - 14

Pro’s:
• Split block creates strong relationship to 
existing	courtyard.	

• Stepping of northern block improves on 
previous iterations impact on daylight to St 
Owens house

Cons:
• Large proposal footprint
• Both Southern and Northern gables are 

within close proximity of St Owens and 
Melford	Court	

• Area to rear of proposal creates large 
communal amenity that is separated from 
principal	communal	amenity	of	the	estate.	

• Western	facade	of	Southern	block	has	
overlooking	issues	to	Melford	court.	



Design Process - Approaches we’ve explored 
Option 08 - Cranked + Split Block 
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Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 5 Storeys
Appx No. of Homes - 16

Pro’s:
• Split block creates strong relationship to 
existing	courtyard.	

• Stepping of northern block improves on 
previous iterations impact on daylight to St 
Owens house

• Southern gable is further back from 
Melford	Court

Cons:
• Area to west of proposal creates large 

communal amenity that is hidden from 
sight 

• Concerns	raised	in	regards	to	potential	
acoustic issues created by private 
communal	courtyard.

• Blank gable directly facing the eastern 
terraces	of	Melford	Court



Design Process - Daylight and Sunlight
Assessment carried out by Point 2 Surveyors based on Option 08 (Extract from Report):

Daylight and Sunlight Impact of the Proposed Development

Certain properties around the site have windows beneath balconies or access decks. As explained above, Vertical Sky 
Component (VSC) values have also been calculated with the effects of balconies and recessed windows removed.

On this basis, the impact to Alwyn Estate will be minimal and fully compliant with the BRE guidelines.

Many of the windows in St Vincent House are located beneath access decks which result in very low existing VSCs of 
around 9%. Whilst four windows will experience proportional reductions of around 0.64 (36% loss), the absolute reductions 
in VSC of around 3% are very small. Furthermore, the BRE guidelines imply that VSC values under balconies should not be 
used to judge the acceptability of the proposed massing and therefore, we have assessed the impact with the effect of the 
balconies removed. On this basis, this property fully complies with the BRE guidelines.

The rear elevation of 6-11 Melford Court has a row of small windows which, according to property particulars obtained 
online, serve dual aspect, open plan living/kitchen/dining rooms. These windows will experience proportional losses of up 
to 0.56 (44% loss). However, we would argue that the retained VSC levels of between 18% and 22% should be considered 
acceptable in an urban location.

Furthermore, these dual aspect rooms are served by very large principal windows which face away from the site, and 
are therefore not affected by the proposed development. Therefore, the rooms will retain very good levels of daylight, as 
measured by both Average Daylight Factor (ADF) and No Sky Line.

The site facing windows in Owen House appear to serve living rooms and bedrooms. Whilst a number of these windows 
will experience significant proportional reductions of up to 0.51 (49% loss), the majority of windows will retain VSCs of 18% 
or more. There is one exception to a ground floor living room window which will retain a VSC of 17%, which is below the 
suggested alternative target. Nevertheless, the rooms these windows serve will retain ADFs of at least 1.5% which complies 
with the BREs recommended target for both living rooms and bedrooms. Therefore, we would argue that this property 
would retain good daylight amenity in an urban location.

One ground floor window in 2 Radcliffe Road will experience a borderline proportional VSC reduction of 0.78 (22%). 
However, the retained VSC of 23% should be considered acceptable given its urban location. The room this window serves 
would also experience a borderline NSL reduction of 0.76 (24%). The majority of properties will fully comply with the BRE 
guidelines in relation to sunlight. There will be a small reduction in the winter APSH to one window in 1 Radcliffe Road. 
Even so, the annual APSH of 30% is comfortably above guidance.



Design Process - Approaches we’ve explored 
Option 09 - Pinwheel Block 
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Key

Site boundary

18m Overlooking Zone

Approximate area of unacceptable impact on daylight

Demolition & Alteration

Proposal

Key Information:

Height - 5 Storeys
Appx No. of Homes - 16

Pro’s:
• Split block creates strong relationship to 
existing	courtyard.	

• Stepping of northern block improves on 
previous iterations impact on daylight to st 
Owens house

• Northern end is further away from St 
Owens House, reducing visual and 
Daylighting	impact.	

• Southern gable is further back from 
Melford	Court	Reducing	visual	and	
Daylighting	impact.	

• Small footprint means the building can 
work	within	existing	amenity.	No	private	
communal	amenity	to	rear.	Private	amenity	
for	residents	created	and	ground	fl	oor	
corner	balconies.

• Largely	avoids	overlooking	zones,	gables	
not	directly	facing	Melford	court.	Windows	
to this area will only have oblique views to 
Melford	court.		

• Proposals provide optimal number of 
homes while having the least impact on 
privacy	and	daylight	of	all	viable	proposals.

• Largely preserves the existing communal 
amenity	of	the	estate.		Which	will	be	
improved by re-landscaping as part of 
these	proposals.	



Design Process - Current Proposals

R
 A

 D
 C

 L
 I
 F

 F
 E

  
R

 O
 A

 D

G R A N G E  W
 A L K 

F
 E

 N
 D

 A
 L

 L
  
S

 T
 R

 E
 E

 T

ST VINCENT HOUSEMELFORD 
COURT

ST OWEN HOUSE

GRANGE WALK 
MEWS

G R A N G E  W A L K 

F E N D A L L  S T R E E T

Key

1 bed / 2 person Flat

2 bed / 4 person Flat

3 bed / 5 person Duplex

3 bed / 5 person Duplex Wheelchair M4/3

Private amenity (Garden)

Private Amenity (Balconies)

Communal Circulation, Stairs & Stores

N

Unit 305, Metropolitan Wharf
70 Wapping Wall
London E1W 3SS

T        020 7234 9330
E        info@bellphillips.com
W       www.bellphillips.com

All drawings to be read in conjunction with specifications, 
schedules and all other consultant information.

Do not scale from this drawing.  Use written dimensions only.  
All dimensions to be checked on site.  This drawing is based on 
dimensional survey information provided by others. Bell Phillips 
Architects cannot accept responsibility for the accuracy of this 
survey information.

Any errors or omissions to be reported to Bell Phillips Architects 
immediately, prior to work being carried out.

This drawing remains the copyright of Bell Phillips Architects.

Title

Drawing Number Revision

Date Scale at A1Drawn by Checked by

Status

Project

Key Plan

Notes

1 : 250

A0548-BPA-V-DR-A-(00)050

Proposed Site Plan

PW09/19 JL

STAGE 2

0548 SOUTHWARK NEW
HOMES PROGRAMME
St Vincents

REVISIONS

Rev Issued by Description Date

- First Issue 05/09/19

A Updated GAs 09/09/19



Design Process - Current Proposals
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Design Process - Landscaping Ideas?



Project Time-line

Key Dates:

• Today’s Consultation	-	24/09/19

• Feedback Period	-	2	Weeks	

• Design Development	-	2	Weeks	

• Pre- Planning Application - Early October 2019

• RPG Meeting	4	-	Early	December	2019

• Public Consultation	-	Early	December		2019

• Design Development to RIBA Stage 3 - January  2020

• Planning application - January 2020

• Decision Date	-	Late	April/Early	May	2020

• Construction	Begins - Late 2021 2020



Looking Forward - Next Steps & Additional Information

• Arboricultural Impact Assessment

• Environmental & Geotechnical Assessments

• Air Quality & Ventilation

• Daylight and Sunlight - Final Appraisal 



Feedback Form

Please use the blank space below to record your comments or 
concerns. 



Unit 305, Metropolitan Wharf
70 Wapping Wall
London
E1W 3SS, UK

t: +44 (0)20 7234 9330
w: www.bellphillips.com


