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Committee Room (B6) - Lambeth Town Hall, Brixton, London, SW2 1RW*

*In line with legislation and continuing Covid-19 precautions, Committee Members will attend the
meeting in person at Lambeth Town Hall. Officers, visiting Ward Members and members of the public
are invited to attend virtually. Further instructions about joining the meeting, are provided overleaf.
Copies of agendas, reports, minutes and other attachments for the Council’s meetings are available on
the Lambeth website. www.lambeth.gov.uk/moderngov

Members of the Committee
Councillor Scarlett O'Hara (Vice-Chair), Councillor Malcolm Clark, Councillor Ibrahim Dogus, Councillor
Mohammed Seedat, Councillor Iain Simpson, Councillor Joanne Simpson (Chair) and Councillor Becca
Thackray
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Councillor Scott Ainslie, Councillor Liz Atkins, Councillor Jennifer Brathwaite, Councillor Marcia
Cameron, Councillor Rezina Chowdhury, Councillor Paul Gadsby, Councillor Nigel Haselden, Councillor
Maria Kay, Councillor Marianna Masters, Councillor Timothy Windle and Councillor Sonia Winifred

Further Information
If you require any further information or have any queries please contact:
Farah Hussain, Telephone: 020 7926 4201; Email: fhussain1@lambeth.gov.uk

Published on: Friday 19 November 2021

Queries on reports
Please contact report authors prior to the meeting if you have questions on the reports or wish to inspect
the background documents used. The contact details of the report author are shown on the front page of
each report.
@LBLdemocracy on Twitter http://twitter.com/LBLdemocracy or use #Lambeth

How to access the meeting
In line with legislation, Committee members will attend the meeting in person at Lambeth Town Hall.
Reflecting current government guidance to help prevent the spread of Covid-19, members of the public,
visiting Ward Members and officers are invited to attend virtually. If you wish to attend the meeting in
person, public access can be made available for limited numbers, but please contact Democratic
Services (details on the front sheet of the agenda) before the meeting so that arrangements can be
made.

For elected Members of the Council
Councillors who are not members of the committee but wish to make representations at the meeting
must inform Democratic Services by 12 noon on the last working day before the meeting.

For members of the Public
If you want to watch the live broadcast, this meeting is available to view as a Microsoft Teams Live
Event. If you are new to Microsoft Teams, clicking here will take you to the meeting page where you will
be prompted to download the app or watch on the web instead. Please follow the instructions to watch
on the web instead. On doing so, you can join our live event anonymously.

Can I make representations at PAC meetings?
You may speak in relation to planning applications and other applications that are to be decided by the
Committee. Up to three supporters (including applicants), three objectors and the Ward Members can
make representations to the meeting at the Committee’s discretion for a maximum of two minutes each.
If you would like to make representation, please contact the clerk (details on the front page of the
agenda) or democracy@lambeth.gov.uk.
You must register your wish to make representations on any application by 12 noon on the last working
day before the meeting. You are encouraged to participate online and should supply a written statement
(approximately 300 words) outlining the points you wish to make to the committee. The written statement
when read aloud must not take more than two minutes. If you are not able to participate online, public
access can be made available for limited numbers, however, due to continuing Covid-19 precautions,
you should inform Democratic Services as soon as possible and before the deadline.
For further information please contact Democratic Services as soon as possible by telephoning 020 7926
2170 or emailing democracy@lambeth.gov.uk.
Where the number of requests to address the committee exceeds three, and/or it is clear the interested
parties wish to make similar points, the interested parties will be asked to liaise so that all the points can
be raised succinctly.
Where the Committee is hearing a Pre-application Development Presentation, you will not be able to
register to speak in connection with that presentation. Pre-application Development Presentations relate
to proposals that are still at the pre-application stage. Pre-application Development Presentations
(explained further below) do not involve the determination of an application by the Committee.

What are Pre-application Development Presentations?
These are presentations to the Committee on proposed developments which have not yet been
submitted as planning applications for formal determination. The purpose of the presentation is to make
Committee members aware of the emerging proposal and to have an opportunity to ask questions of the
developer and to highlight issues to the developer that may require further consideration. The Committee
does not make any decision about the proposals. Any proposal that is presented to the Committee
through a Pre-application Development Presentation will still require a planning application to be
submitted and determined in the usual way.

What is the process for hearing Pre-application Development Presentations?
Items involving Pre-application Development Presentations will be identified in the agenda papers. If an
officer report has been prepared it will be published as part of the agenda papers and at the start of the
item, the officer will briefly summarise their report.
The developer will then give a presentation to the Committee. This may involve the use of slides or
images, which will be made available to Committee members and which people watching or attending
the meeting will also be able to see. Committee members will then be invited to ask questions of the
developer and will have an opportunity to highlight issues that may require further consideration by the
developer. The item will be included in the minutes of the meeting.

Representation
Ward Councillors (details via the website www.lambeth.gov.uk or phone 020 7926 2131) may be
contacted at their surgeries or through Party Group offices to represent your views to the Council:
(Conservatives 020 7926 2213) (Labour 020 7926 1166) (Greens 020 7926 2225).

Digital engagement
We encourage people to use Social Media and we normally tweet from most Council meetings. To get
involved you can tweet us @LBLDemocracy.

Audio/Visual Recording of meetings
Everyone is welcome to record meetings of the Council and its Committees using whatever, nondisruptive, methods you think are suitable. If you have any questions about this please contact
Democratic Services (members of the press please contact the Press Office). Please note that the Chair
of the meeting has the discretion to halt any recording for a number of reasons including disruption
caused by the filming or the nature of the business being conducted.
Persons making recordings are requested not to put undue restrictions on the material produced so that
it can be reused and edited by all local people and organisations on a non-commercial basis.

Security
Please be aware that you may be subject to bag searches and asked to sign in at meetings that are held
in public. Failure to comply with these requirements could mean you are denied access to the meeting.
There is also limited seating which is allocated on a first come first serve basis, and you should aim to
arrive at least 15 minutes before the meeting commences. For more details please visit: our website.

Please contact Democratic Services for further information – 020 7926 2170 or the number on the front
page.

Directions to Lambeth Town Hall, London, SW2 1RW
Lambeth Town Hall is located at the southern end of Brixton Road and is a highly visible landmark. It can
be accessed via a number of bus routes and is a short walk from both Brixton Station and Brixton
Underground Station.
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PLANNING APPLICATIONS COMMITTEE (PAC) FAQs - YOUR QUESTIONS ANSWERED

Who sits on the PAC?
The Council has established a PAC, which consists of seven Councillors (elected Members).

Where and when do PAC meetings take place?
In line with legislation, Committee members will attend the meeting in person at Lambeth Town Hall.
Reflecting current government guidance to help prevent the spread of Covid-19, members of the public,
visiting Ward Members and officers are encouraged to attend virtually. If this is not possible, public
access can be made available for limited numbers, but please contact Democratic Services (details on
the front sheet of the agenda) before the meeting so that arrangements can be made.
The meetings are normally held on a Tuesday evening at 7pm and are held 1 or 2 times a month and are
listed on the Council’s calendar of meetings, here.

Can I attend PAC meetings?
All PAC meetings are open to the press and public although on rare occasions the Committee may
discuss a matter in private. The capacity of meetings is restricted due to Covid-19 safety considerations.
If the capacity of the room is exceeded the meeting can be viewed live online. The link to the meeting
can be found on the PAC page of the Council’s website.

How can I get a copy of any reports to be considered by PAC?
The officer reports on applications to be considered are circulated to PAC Members and published on
the Council’s website a week before the meeting. Papers for meetings can be viewed here.

Can I make written representations to the PAC meeting?
Yes. Written representations, including any letters, petitions or photos should be:
 Sent to the relevant case officer preferably by email; and,
 Sent by 12 noon two clear working days before the meeting. Meetings are normally on a
Tuesday, so the deadline would be 12 noon by the Thursday before the meeting.

Can I speak at PAC meetings?
Yes. Up to three supporters (including applicants), three objectors and the Ward Members can make
representations to the meeting at the Committee’s discretion for a maximum of two minutes each.
If you would like to make representation, please contact the clerk (details on the front page of the
agenda) or democracy@lambeth.gov.uk.
You must register your wish to make representations on any application by 12 noon on the last working
day before the meeting. You are encouraged to participate online and should supply a written statement
(approximately 300 words) outlining the points you wish to make to the committee. The written statement
when read aloud must not take more than two minutes. If participating online is not possible, public
access can be made available for limited numbers, but please contact Democratic Services (details on

the front sheet of the agenda) before the deadline so that arrangements can be made.
For further information please contact Democratic Services as soon as possible by telephoning 020 7926
2170 or emailing democracy@lambeth.gov.uk.
Where the number of requests to address the committee exceeds three, and/or it is clear the interested
parties wish to make similar points, the interested parties will be asked to liaise so that all the points can
be raised succinctly.

Does the PAC consider applications in the order listed on the agenda?
Not necessarily. The order of business is determined at the meeting taking into consideration:
1.
2.
3.
4.

Applications which are withdrawn, or which officers recommend should be deferred.
Applications where there are no notified interested parties wishing to address the committee and
members have no questions to ask the applicant or officers.
Applications which have been deferred from a previous meeting or have been the subject of a site
visit.
Applications for developments which would be in receipt of public funding and which are subject to
deadlines affecting delivery and other applications subject to specific deadlines.

What is the process for considering an application at the meeting?
Officers will introduce each application with a brief PowerPoint presentation which will usually include
drawings and photographs of the application site. The Committee will then hear the representations
from the interested parties. If the application is recommended for approval, then objectors’
representations will be heard first. This is reversed if the application is recommended for refusal. The
merits of the application are considered taking into account the views of the interested parties and
planning officers before the committee reaches a decision.

What time does the meeting come to an end?
The meeting will be conducted in a business-like fashion and the Committee will endeavour to deal with
reports as quickly as possible.
However, if there is a lot of outstanding business at 9.00pm the Chair will advise the meeting if and how
the timetable for the meeting has to be revised, in order to deal with remaining business and finish the
meeting at 10.00pm. At 10.00pm, if the meeting has not ended, the Committee will decide which
business can be completed by 10.45pm and any business not reached by that time will be deferred to
the next meeting.

What are site visits?
The decision whether to have a site visit is made by the Chair of the Planning Applications Committee.
Site visits are arranged by Planning Officers to allow the Committee and Ward Members to observe the
site and gain a better understanding of the impact of the proposal. Where permission is needed to go on
to private land, contact will be made with the owner by officers. Other than for reasons of access, the
arrangements for site visits will not normally be publicised or made known to applicants, agents or third
parties except in exceptional circumstances. In such circumstances, officers have discretion to invite one
representative of the applicant to be present but only to answer any questions if Members require further

context which the officer cannot provide. The applicant must notify the planning officer prior to the site
visit who will be attending on their behalf.
Objectors are not to be invited, except in exceptional circumstances where the Chair of the Committee
agrees that there is information which cannot be provided by officers, and which it is necessary to
receive on site and which is only likely to be able to be provided by an objector.
In circumstances where the public may need to be involved; for example, to gain access to a property to
view a site from a particular vantage point, officers will arrange this. Members of the public shall be
present only to grant access to premises and to answer factual questions.
A site visit is not a part of the formal determination of the planning application and therefore the public in
attendance are not able to lobby councillors or to engage in discussing the merits of the proposal.

When do site visits take place?
A site visit will normally take place on the Saturday morning immediately before the committee which will
consider the matter. An alternative date of the preceding Friday morning could be arranged

If I am unable to attend the PAC meeting, how can I find out the decision?
You are able to watch the meeting by clicking the link provided on the PAC agenda. Following the
meeting, videos remain available to view for 180 days. Decisions will be posted on Twitter from
@lbldemocracy immediately as the decision is taken. You can also contact Democratic Services by
telephone or email. The minutes from the meeting will also be available on the Council’s website after
the meeting. Planning officers will send the applicant and any interested parties who have made written
representations formal notification of the Committee decision.

Where can I get further information or advice?
If you would like further information or advice, please contact:

Town Planning Advice Desk: Tel: 020 7926 1180, Email: planning@lambeth.gov.uk

Town Planning Webpage: https://www.lambeth.gov.uk/planning-and-building-control

Democratic Services: Tel: 020 7926 4201, Email: democracy@lambeth.gov.uk
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ITEM 3
Application 21/00344/FUL & 21/00345/LB – 42 Clapham Manor Street
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Report Changes

Comments from the Planning Policy team on the published PAC report are as summarised follows:

Decision Letter
Changes

None

32

Comments from the Council’s Building Control team have been updated as follows:

None

Building Control – The Council’s Building Control Team have reviewed the Basement Impact Assessment, however
Officers have not yet received their final comments. This position will be updated and reported to the Committee
Members by way of an addendum. The Council’s Building Control Team have reviewed the Basement Impact
Assessments and find the assessment to be satisfactory.
32

Paragraph 7.3 ‘Other Consultees’ to be updated as follows:

None

Paragraph 7.3 ‘Other Consultees’ to be updated as follows:
Lambeth Council Cabinet Member for Children and Young people
This proposal would create excess school places that the borough does not need - on the contrary a 25% reduction in
the birth rate since 2014 means we have a surfeit of school places of all kinds. In Clapham Town Ward, where this
development is proposed we have 123 Year 6 vacancies, for example. Creating even more school places risks children
from existing schools moving which increase financial stress they are under. With charitable status private schools do not
pay business rates or other taxes so I cannot see any benefit to the borough of allowing this change of use.
1

None

Agenda Item 5

Ward Councillor – Councillor Linda Bray
32
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The relevant sections of the PAC report dealing with land use provide a reasonable summary of the existing and
proposed uses of the site. Both the existing and proposed use would appear to fall within Class F1. The report
addresses the issue of the restrictive condition (relating to use as ballet school) within the context of the definition of
social infrastructure and the reasons why the condition was imposed in the first place. The conclusion reached on this
point is reasonable. There is commentary in the report about what the proposed use will offer the community, which is a
matter of planning judgement. As the report points out, there is no specific policy basis for precluding a private school
use in the borough.
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You can find more details of pupil projection numbers in Lambeth Council Cabinet Papers from January this year.
33

Five additional representations have been received following publication of the PAC report, objecting to the
proposed application. The issues raised can be summarised as follows:
This proposed development will put additional strain on local public services,



The proposal will increase traffic in the immediate vicinity, creating additional "rat-runs", increased air pollution,
congestion, cause major inconvenience for local residents, increase danger for drivers and pedestrians,
(including the students) and cause parking stress.



Insufficient provisions for recreational and other communal facilities for the pupils, therefore, the footfall around
the school will be high, which may result in a higher risk of accidents.



Failure critically to assess alleged facts and assumptions presented by the applicant in relation to exiting and
anticipated trip generation.



The school will generate vastly more car trips, and congestion, creating risk to the status of Clapham Manor
Street as a cycling Quietway.



Any proposed traffic/ building to the rear would impact Cubitt Terrace negatively.

Officer Response: The response to the above objection is provided in the main body of the committee report (see the
Land Use and Transport sections). There are no additional cars anticipated so there will be no risk to health. The health
risks during construction have been considered in paragraph 11.30-11.34 of the committee report and condition 9 has
been recommended to mitigate the impact of the construction works on amenity and the local highway.


There is a noted problem with fly-tipping and littering in this area. With the addition of students, staff and parents,
I see no provisions have been made to avoid adding further rubbish to our streets and gardens.

Officer Response: A school management plan which can address potential antisocial issues is recommended
(Condition 19).

2
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None
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An extended period of building work may have a significant impact on the structural integrity of the properties in
the vicinity.

Officer Response: A basement impact assessment has been secured by condition (condition 10)


The damage to the heritage assets (the conservation area) that the proposal would entail. lack of a public benefit
to countervail that damage. A ballet school has been found (only a few years ago) to be the optimum viable use.
If the applicants of the extant permission can't make such a school work then others ought to be given an
opportunity to try. There is ongoing ballet school at the moment (not the applicants of the extant permission) –
that use can continue – it seems viable.

Officer Response: The response to the above objection is provided in the main body of the committee report (see the
Design and Conservation section and paragraphs 1.5-1.10)


Officer response: The Land Use section (section 9) has been updated to include reference to Policy S3 of the LP
together with an officer response following receipt of an additional objection, which is detailed below:

3
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No need for another private school, and failure to consider the London Plan 2021 policy S3 and the Department
for Education Guidelines
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Policy S3A.1 of the LP states that in order to ensure there is sufficient supply of good quality education and childcare
facilities to meet demand and offer educational choice, boroughs should:
1) Prepare Development Plans that are informed by a needs assessment of education and childcare facility needs.
Needs should be assessed locally and sub-regionally, addressing cross boundary issues. Needs assessments should
include an audit of existing facilities.
Officer response: The Council assesses need for state school places; it does not assess demand for private school
places. There is also nothing in the development plan that precludes a school because it is a private school and our
development plan was only informed by a needs assessment for state funded schools.
Part B of the policy states that development proposals for education and childcare facilities should:

Officer response: The Council assesses need for state school places; it does not assess demand for private school
places. There is also nothing in the development plan that precludes provision a school in the Borough because it is a
private school and, our development plan was only informed by a needs assessment for state funded schools.
2) locate facilities in accessible locations, with good public transport accessibility and access by walking and cycling
Officer response: The site is in a Public Transport Accessibility Level of 4 which is considered to have good access to
public transport.
3) locate entrances and playgrounds away from busy roads, with traffic calming at entrances
Officer response: The entrance to the school would be located away from busy roads and traffic calming is not required
due to the nature of the school.
4) link to existing footpath and cycle networks to create healthy routes to schools, and other education and childcare
facilities, to enable all children to travel actively to school (walk, cycle or travel by public transport)
4
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1) locate facilities in areas of identified need
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Officer response: Clapham Manor Street is designated as a cycling Quietway.
5) maximise the extended or multiple use of educational facilities for community or recreational use, through appropriate
design measures
Officer response: This is discussed in paragraph 9.5 of the committee report.
6) encourage the shared use of services between schools, colleges, universities, sports providers, and community
facilities, and between early years and health and social care providers
Officer response: This is discussed in paragraph 9.5 of the committee report.

Officer response: This has been considered. Inclusive design statement is included in appendix 5
8) ensure that facilities incorporate suitable, accessible outdoor space
Officer response: The LP acknowledges that the DfE’s Area guidelines for mainstream schools can sometimes be
difficult to achieve in London, and so innovative design solutions should be considered in order to meet the needs of the
school, including the provision of outdoor space. Due to the constrained size of the site, it would be very difficult to
provide meaningful outdoor space. It would also cause amenity issues due to additional noise and disturbance and have
an impact on the listed building if it was to be provided on the roof as additional screening would be required adding to
the bulk of the proposal.
9) locate facilities next to parks or green spaces, where possible.
Officer response: In this instance it is not possible.

5
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7) ensure that new developments are accessible and inclusive for a range of users, including disabled people, by
adopting an inclusive design approach
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The Recommendation is peppered with unenforceable commitment, for example the school will only be open on a grand
total of six Saturdays a year, but this is not recorded in the condition; none of the community benefits are subject to
planning condition; approach to the Parking Exclusion Zone (PEZ).
Officer response: Condition 4 has been updated as part of this addendum to restrict Saturday opening to 6 times a
year. The PEZ and monitoring are included within the travel plan which is secured by obligation together with a
monitoring fee. This will enable the LPA to actively monitor the Travel plan and PEZ. It is not considered necessary to
secure the community benefits by way of a planning condition or obligation.
37

Initial objection and officers’ responses outlined in Adjoining owners/Occupiers at section 7.4 are updated as
follows:
Where is the Evacuation Assembly area for 400 people in
a confined residential space?
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6

To be confirmed. The applicant has provided a fire
strategy as shown below. Safe evacuation can occur from
all floors in the event of a fire. There are identified areas
of refuge on every floor for disabled persons and are in
areas that do not obstruct the flow of people escaping.
The school will have a monitoring system in place to
register all students, staff and visitors in the building so
that registers are able to be taken at the two identified
assembly points (A- Cubitt Terrace and B-Clapham
Manor Street) in case of a fire. The plan also shows the
fire appliance positions. It is to be included as appendix 5
to the committee report:

None
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40

Paragraph 9.11 is amended as follows:

None

46

To supplement bullet point 3 of the economic section of the public benefits (paragraph 10.41), please see legal
note about public benefits, which states as follows:
1.

The planning legislation does not contain a definition of what amounts to ‘public benefits’, but guidance is available.

2.

The position in relation to planning decision-making should not be conflated with other provisions relating to whether
private education confers public benefits under charity and tax law.

3.

The Planning Practice Guidance says:
Public benefits may follow from many developments and could be anything that delivers economic, social or
environmental objectives as described in the National Planning Policy Framework (paragraph 8). Public benefits
should flow from the proposed development. They should be of a nature or scale to be of benefit to the public at
large and not just be a private benefit. However, benefits do not always have to be visible or accessible to the public
7

Page 7

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be made in accordance
with the development plan unless material considerations indicate otherwise. The development plan in Lambeth is the
London Plan (2021) and the Lambeth Local Plan (September 2021). Given that there are no specific policies within the
Development Plan or associated guidance notes, which relate to standard of accommodation, exincluding external
amenity space for educational facilities, this objection cannot only be given limited any weight in determining this
application. Compliance with these standards is not a material planning consideration for the Council in its role as a local
planning authority. It is further noted that the guidance as set out in the DfE’s Area guidelines for mainstream
schools is non-statutory. With regard to external amenity space, it is acknowledged that policy S3 of the LP
requires that facilities incorporate suitable, accessible outdoor space. The LP acknowledges that the DfE’s Area
guidelines for mainstream schools can sometimes be difficult to achieve in London, and so innovative design
solutions should be considered in order to meet the needs of the school, including the provision of outdoor
space. Due to the constrained size of the site, it would be very difficult to provide meaningful outdoor space. It
would also cause amenity issues due to additional noise and disturbance and have a negative impact on the
listed building if it was to be provided on the roof as additional screening would be required adding to the bulk
of the proposal.
None
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in order to be genuine public benefits, for example, works to a listed private dwelling which secure its future as a
designated heritage asset could be a public benefit.
4.

The Guidance indicates that the benefit should be something that is ‘not just a private benefit’. ‘Private benefit’ is
not defined – it would be something that would benefit only the person or group receiving the benefit and which does
not confer benefits on anyone else or on society more generally.

5.

A private school will benefit the particular individuals who attend it. But there are very likely to be benefits arising
beyond this immediate group, for example:
a. The provision of education is a ‘public good’, that is, it is in the interests of society generally to educate its
population and to equip the next generation to be able to do all the things that require a certain level of
formal education (many of which will be things that themselves benefit others e.g. training health and
social care professionals) and to be able to participate fully in all aspects of social life.

c.

A private school may decide to offer things such as:
i. Scholarships for less well-off pupils;
ii. Extra mural activities for children who are not pupils;
iii. Facilities such as sports halls or meeting space being made available to residents or local groups.

6.

The extent of any benefit at (c) above will depend on the facts of a particular scheme. The decision maker will need
to identify the facts, including whether there is anything that secures the provision of a particular benefit. In some
cases, there may be a planning mechanism (for example, a community use agreement secured by condition or
planning obligation) but in other cases, there may not.

7.

The degree of weight that attaches to a public benefit is for the decision maker to decide.

8.

In the appeal for the ballet school, the Inspector needed to consider whether public benefits arose. Looked at
narrowly, ballet training could be said only to benefit the (very small) number of people who choose to take it up.
But that view was too restrictive. The Inspector pointed out:
8
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b. The provision of a wider choice of educational facilities in a particular area will benefit some people (the
fact that not everyone will be able to exercise that choice does not mean that there is no benefit to those
who can).
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a. There was policy support for the expansion of a recreational and cultural facility associated with the
delivery of increases in health, social and cultural wellbeing for the local community;
b. The borough would have a world class ballet school;
c. There would be recreational and vocational classes for local people including subsidised classes;
d. There would be outreach programmes bringing ballet to a wider range of children.
9. This led the Inspector to conclude (paragraph 61 of the appeal decision) “[w]hile there would be private benefit to
individual students, the scale and nature of the proposal is such that, by making high quality ballet teaching
available to a much wider cross-section of the local population, it would provide very significant community-wide
public benefits”.
10. The decision maker is advised to pay particular attention to the Inspector’s reasoning in relation to the ballet school
when considering public benefits in relation to the proposed replacement private school facility.
Paragraph 15.3 is amended as follows:

None

The Council’s Building Control Team have reviewed the Basement Impact Assessment however, Officers have not yet
received their final comments. This position will be updated and reported to the Committee Members by way of an
addendum. and find the report to be satisfactory. However, as the basement would be deeper to the front of the building
it would inevitably require a redesign of the construction sequencing and timing, the redesign of the basement raft (slab
resting on the floor) and the provision of props at ground floor level etc. Whilst the applicant has confirmed that it would
be possible to complete these woks without compromising the existing front façade, it would be necessary for the LPA to
review these works prior to works starting on site and officers consider to necessary to impose a condition (condition 11).

9
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65

Condition 4 to be amended as follows:

To be updated

No teaching lessons or classes shall be carried out at the school premises except between the hours of 08:00 Hours to
18:30 Hours on Monday to Friday, 09:00 Hours to 18:00 Hours on Saturdays (no more than 6 times per year) and at no
time on Sundays, Bank Holidays or Public Holidays.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the Lambeth Local Plan
(2021))
65

Condition 5 to be amended as follows:

To be updated
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The school shall enrol no more than 350 pupils in total at any given time and the number of pupils attending classes
shall not at any one time exceed 180, unless otherwise agreed in writing by the local planning authority.
Reason: To minimise the impact upon parking and traffic pressures in the vicinity of the school in the interest of highway
and pedestrian safety and protect the amenities of neighbouring residential occupiers. (Policies Q2, T1, T7 and T8 of the
Lambeth Local Plan (2021)).

68

Condition 19 to be amended as follows:

To be updated

The use hereby permitted shall not commence until a school management plan including all activities at the site has
been submitted and approved in writing by the local planning authority. This should include but not be limited to, hours of
operation, management responsibilities during all operating hours, measures to control noise and anti-social behaviour
and minimising the effects of staff, students and visitors coming and going from site. The management plan shall be
reviewed annually and modified as necessary to ensure it remains representative of current operational activity. The use
hereby permitted shall thereafter be operated in accordance with the approved details.
Reason: To avoid detrimental impacts on the amenities of neighbouring occupiers, in particular or of the area in general
(Policy Q2 of the Lambeth Local Plan (2021)).

10
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79

The Appeal Decision of the extant permissions (15/02266/FUL & 15/02267/LB) is to be included as appendix 4 to
the committee report:

None

Page 11
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Inclusive Design and Fire Statement to be included as appendix 5 to the committee report:
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ITEM 4
Cressingham Gardens Estate, Roper's Walk (Tulse Hill) 20/02406/RG3
Page Number
87

Report Changes
Clarification of reason for referral to PAC:

Decision Letter
Changes
N/A

Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with paragraph 2.8 of the council’s Constitution as it relates to an application made by a
body wholly owned by the Council for development of land in the Council’s ownership that the Council
proposes to grant to a third party any form of right or interest.
Correction to para. 1.1 – new text in bold

N/A

The site is located on the southwestern southeastern edge of the Cressingham Gardens Estate (shown shaded
green on the map in figure 1 below), which forms an extensive, linear Council Estate situated between Brockwell
Park and Tulse Hill, constructed in the 1960 and 70s.
110

Text added to 5.2 – new text in bold

N/A

5.2 The description of development was amended on 05/02/2021 to reflect the fact that the disabled parking
spaces do not form part of the development as they would be provided on-street. The description was later
amended on 24/09/2021 to remove reference to the application being a departure application. This is explained
in paragraph 17.6.
111

Correction to officer response to Thames Water comments. The piling method statement is secured under
condition 8 not 6.

34

N/A
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121

New text added to para 8.10 – new text in bold

N/A

122

8.10 With regards to the pre-application consultation carried out by HfL prior to the application being submitted, it
should be noted that unlike a statutory consultation carried out by the Local Planning Authority, there is no
legal requirement for the applicant to carry out pre-application consultation or in a specific way. No advice has
therefore been published by MHCLG (now known as the Department of Levelling Up, Housing and
Communities DLUHC) setting out how applicants should change their pre-application
engagement processes in response to the Covid-19 emergency.
Correction to para 8.17 – new text in bold

N/A

In March 2020, the HFL Business Plan for 2020-2023 was approved by the Council. This included the allocation
of funding for the masterplanning of the Cressingham Gardens Estate. This process has not yet begun but
consultants have been appointed and it is envisaged that the consultation process on the masterplan will begin
in 2022 at the earliest. later this year.
8.23 Adjoining owners/occupiers

N/A

Update to consultation responses (as of 19/11/2021)

Eleven objections were received raising the following points:


The affordable units are being described as Low-Cost Rent rather than Council Level Rent as they were
described when the application was first considered



The loss of part of the estate would cause architectural harm



Demolition and rebuild would result in higher embodied carbon emissions



A masterplan for the redevelopment of the entire estate should be approved before the this application is
considered



It has not been demonstrated that this development is viable and is not a financial risk to the council
35
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The proposal does not respond to local context and historic character



Inappropriate bricks



Overbearing visual impact



The proposal would set a precedent for proposal for the rest of the estate



The height and massing would harm the setting of the Brockwell Park Conservation Area



The proposed design would raise COVID-19 risk due to having communal entrance doors and narrow
internal corridors



The community would be displaced



Loss of trees



Additional housing will help to address housing need and meet demand of those on the housing waiting
lists



Increased density and urban infill can reduce greenhouse gas emissions



The existing building should not be considered a heritage asset and should not be preserved



The development is near transport links



The development is in keeping with the local area



Refusal could entail significant legal costs

Officer response
In reference to use of the terms “Council Level Rent” and “Low Cost Rent”, the documents originally submitted
by the applicant stated that the development would include 14 new homes for “Council Level Rent”. This
36
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particular phrase is not used in current planning policy documents. When discussing affordable housing tenure,
the London Plan use the two umbrella terms “low cost rented homes” and “intermediate products”, both of which
include more than one type of rent regime:


Low cost rented homes – these are either Social Rent or London Affordable Rented



Intermediate homes – these are London Living Rent or London Shared Ownership

The local planning authority will then need to specify in more detail a s106 agreement which particular
tenure/rent regime will apply. The 14 homes that were originally proposed under the term “Council Level Rent”
are homes that would be rented at rents up to the council’s Social Target Rents, commonly known as social rent.

Page 37

This remains unchanged from when the application was first determined by the Planning Applications
Committee. The change in terminology in the officer’s report to “Low Cost Rent” is simply a correction to ensure
the terminology reflects the wording used in current planning policy. Paragraph 11.9 of the officer’s report, for
example, states that the 14 homes are proposed to be let at social rent levels.
All other points raised in the objections have been addressed in the officer’s report. The points raised by
responses in support are noted.

135

Correction to officer response under Sustainability

The proposed development incorporates an energy strategy that is fully policy compliant, meeting and exceeding
the requirements of the draft London Plan energy policies. The Energy Strategy would achieve a reduction in
regulated CO₂ emissions of 80 per cent against the Part L 2013 baseline,
37

N/A
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significantly exceeding the minimum 35 per cent on site target set out in Policy SI2 of the
LP. The remaining emissions would be offset by a payment to the Council’s offset fund, ensuring the
development would achieve net carbon zero as required by policy.
144

Additional text to officer response to first comment under Health and Wellbeing – new text in bold

N/A

An Air Quality Assessment has been submitted and reviewed by the Council’s Air Quality officer who is satisfied
that the impacts of the proposal can be adequately controlled through conditions. Similarly, the construction of
noise will be managed through a construction and environmental management plan and limited to
regular construction hours. See section 14 and condition 4.
Amendment to officer response under Ecology

Page 38

146

The toad migration route does not cross The application site is unlikely to be used or inhabited by toads as it
is dominated by buildings and hardstanding and lacks any direct connectivity to any semi-natural
habitat within the surrounding area. The submitted ecology survey did not find any toads or other
amphibians. However, a follow up survey will be required by condition 28. See section 17.
150

Policy H1 of the LP sets out the Mayor’s approach to increasing housing supply, with a particular focus on

N/A

brownfield sites, accessible sites, surplus sites owned by public sector bodies and industrial sites considered
under Policy E7 for intensification or co-location. A target of 13,350 new homes (1,335 per annum) over a tenyear period (Table 4.1 of the LP) is proposed within Lambeth
166

Correction to subheading:

N/A

Impacts on heritage assets: Legislation and national notional policy context

170

Correction to paragraph 12.50

N/A

38
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12.50 It is therefore considered that the proposal would not have an adverse effect on the setting or the ability to
appreciate the church’s significance. Consequently, officers have not identified harm in spite of the findings
of the submitted heritage statement.

195

Trees

N/A

New paragraph after 17.8

17.8a

At paragraph 12.45 of this report, the impact of the development was considered in the hypothetical

scenario that the Brockwell Park Conservation Area is expanded to include the application site and the wider
estate. If the conservation area were to be expanded, the trees on-site would gain a degree of protection in that

allow for the council assess the impact of the proposed works on local amenity. Such an assessment has
already taken place as part of the assessment of this planning application and the conclusions are set out in
paras 17.4 to 17.8. If the conservation area were to be expanded to include the site, officers would still consider
the proposed tree removal to be imperative and that the impact on amenity can be mitigated through
replacement planting secured by a CAVAT contribution of £182,564.
197

New bullet point under 17.19


In regard to toads, they are likely to use the more grassy and rougher areas away from the
application site as the site does not contain suitable habitat. A further amphibian survey is
recommended to confirm this and to determine appropriate mitigation

Amendment to paragraph 17.20 – new text in bold

39
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17.20 Given the original site assessment was in spring 2020 it is recommended that the applicant commission
additional pre-commencement surveys, especially for bats, birds and amphibians, so that we get up to date
information is obtained.
202

Correction to para. 19.5

19.5

N/A

The applicant has provided an Energy Statement compliant with the Draft London Plan Policies and

GLA’s Energy Assessment Guidance Energy Hierarchy. For the Be Lean stage, the report states in Table 3 that
following energy efficiency measures to the building fabric, there would be a 10.3 per cent improvement on
regulated CO₂ emissions and an 8.4 per cent improvement in total CO₂ emissions. The residential carbon

Energy Hierarchy exceeds the target of 10 per cent for energy efficiency measures set out in Policy SI2 of the
LP.
207

Air quality

N/A

Amendment to paragraph 20.10 – new text in bold

20.10

In terms of the requirements for the development to be air quality neutral as set out in Policy SI 1 of the

LP, the Council’s Sustainability (Air Quality) officer has confirmed that building emissions arising from the
proposed development would be air quality neutral as only Air Source Heat Pumps are planned.
With regards to transport emissions, the proposed development would result in a greater impact on air
quality due to the additional vehicle trips that would result from the provision of two accessible parking
spaces. Although the site has existing lock-up parking spaces, these are not utilised so the provision of
two accessible spaces is an uplift in parking provision, resulting in a greater number of vehicle trips. For
this reason, the scheme cannot be considered to be Air Quality Neutral. However, as these do not meet

40
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Air Quality Neutral requirements, but the additional emissions arise from use of disabled parking provision, so
this is considered to be acceptable.
212-213

Equalities

N/A

Amendments to paragraphs 24.13 to 24.15 – new text in bold

24.13

As regards A1P1, officers note the safeguards afforded by the Key Guarantees as regards provision of a

replacement home., They also note the public interest arising from the delivery of the scheme (in the form of the
public benefits noted below). The loss of an individual’s existing dwelling would enable the construction
of an increased number of better quality dwellings and the development would provide other public
benefits in the general interest. In all the circumstances, officers do not consider that a disproportionate

case between the general interests of the public and the rights of the individual.

24.14

As regards the first limb of Article 8 (that is, right to respect for the home) if this were found to be

infringed Members would need to undertake a balancing exercise then having had regard to an individual’s
circumstances including the measures in place via the application of the Key Guarantees, if this limb is
considered to be infringed it is necessary to go on to assess whether that interference is proportionate
and necessary and so able to be justified under the second limb of Article 8. This involves weighing the
interference against other material considerations in order to arrive at a fair balance between the
interests of the individual and the interests of the community as a whole, as explained in RLT Built
Environment Ltd. Officers would draw the following points to Members’ attention in undertaking the balancing
exercise: identified in RLT Built Environment Ltd:

41
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•

The net uplift of 12 affordable homes, resulting in 14 units to be let at social rent levels and 6 units as

shared ownership, as noted in section 11 of the officer report;
•

The standard of accommodation for future occupiers of the residential units, including design and energy

efficiency, and the needs of people with disabilities and/or in need of adaptable and/or wheelchair accessible
homes, as detailed in sections 14 and 19;
•

The quality of the built environment arising from the proposed development including improved safety for

pedestrians and level access, as noted in sections 11 and 17;


The inability to achieve the above outcomes in another way, as explained in paragraphs 11.26 to
11.34.

Page 42

24.15

Officers consider that in the balancing exercise, the benefits of the proposed development as noted

above, which are in the public interest, would outweigh any interference with the rights of the individual under
Article 8.

215

New paragraph after 24.22

N/A

24.22a The Key Guarantees referred to above apply to residents with all types of tenure including secure
tenants, lease holders and freeholders.

216

Correction to paragraph 25.6 – new text in bold

N/A

An alternative to demolition and rebuild was considered in accordance with LP Policy H8 and it was considered
that refurbishment would not address existing issues of access and that redevelopment would result in improved
access, residential accommodation of higher quality, improved public realm as well as an uplift in the number
42
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of affordable homes. The proposal is considered to be in compliance with LP Policy H8.
228

Amendment to condition 29 – new text in bold

Yes

The development shall not commence until a follow up pre-works bird, bat and amphibian surveys are
undertaken by a suitably qualified person, and undertaken in the optimal survey periods for each species Spring
period between the end of March and the end of April, has been submitted to and approved in writing by the
Local Planning Authority. All site clearance works should be timed to avoid the main bird nesting season, which
runs from March to August inclusive. If this is not possible, details of a nesting bird check, undertaken by a
suitably qualified person, shall be submitted to and approved in writing by the Local Planning Authority prior to
any site clearance works. The development shall be carried out in full accordance with the recommendations of

Reason: In order to minimize the risk of harm to protected species (Policy EN1 of the Lambeth Local Plan
2021). This information is required pre-commencement as any demolition or construction work has the
potential harm protected species.
Amendment to condition 32 – new text in bold

Soft and Hard landscaping
Prior to the commencement of the development hereby approved, a specification of all proposed soft and
hard landscaping and tree planting and how it contributes to biodiversity net gain shall be submitted to and
approved in writing by the Local Planning Authority. The scheme of soft landscaping shall include details of a
diversity of species, that includes native species, includes variation in size see more larger species on the site.
The scheme of soft landscaping shall include details of the quantity, size, species, position and the proposed

43
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time of planting of all trees and shrubs to be planted, together with an indication of how they integrate with the
proposal in the long term with regard to their mature size and anticipated routine maintenance and protection.
The specification shall include all green roof details. In addition, all shrubs and hedges to be planted that are
intended to achieve a significant size and presence in the landscape shall be similarly specified. All tree,
shrub and hedge planting included within the above specification shall accord with BS3936:1992,
BS4043:1989 and BS8545:2014 and current landscape best practice.
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