ADDRESS:
Territorial Army Centre, 73 Kings Avenue, London, SW4 8DX
Application Number: 19/02719/FUL
Case Officer: Lauren Shallcross
Ward: Brixton Hill
Date Received: 25.07.2019
Proposal: Demolition of existing building and erection of part two, three and four-storey building
(6,027m2 GEA) to provide a Sixth Form college, with ancillary landscaping, cycle and car parking.
Applicant: Kier Construction London
Agent: Tp Bennett LLP

RECOMMENDATION
1. Resolve to grant conditional planning permission subject to the completion of an
agreement under Section 106 of the Town and Country Planning Act 1990 (as
amended) containing the planning obligations listed in this report.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and
Development to:
a. Finalise the recommended conditions as set out in this report, addendums
and/or PAC minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report,
addendums and/or PAC minutes pursuant to Section 106 of the Town and
Country Planning Act 1990 (as amended).
3. In the event that the committee resolves to refuse planning permission and there is a
subsequent appeal, delegated authority is given to the Assistant Director of
Planning, Transport and Development, having regard to the heads of terms set out in
this report, addendums and/or PAC minutes, to negotiate and complete a document
containing obligations pursuant to Section 106 of the Town and Country Planning
Act 1990 (as amended) in order to meet the requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within six months of
the date of committee, delegated authority is given to the Assistant Director of
Planning, Transport and Development to refuse planning permission for failure to
enter into a section 106 agreement for the mitigating contributions identified in this
report, addendums and/or the PAC minutes.

SITE DESIGNATIONS
Relevant site designations:
Conservation Area (CA)

Adjoins the Clapham Park/Northbourne Road
Conservation Area to the east of Kings Avenue
(directly opposite the site).
121 Park Hill (Grade II Listed) is located 76m to the
east of the site directly behind 36 and 38 Kings
Avenue.
Park Lofts, 63 Lyham Road (former Ashby Primary
School) is located to the northeast of the site.

Statutory Listed Buildings

Locally Listed Buildings

28 Kings Avenue is located approximately 40m
northwest of the site on the west side of the road.

LAND USE DETAILS
Site area (ha):

0.2398

NON-RESIDENTIAL DETAILS
Use Class

Floorspace (m2)
(Gross Internal Area)
1,165

Use Description

Existing

Sui Generis
(employment
generating)

Territorial Army Centre

Proposed

D1

School (Non-residential
institutions)

6,027

PARKING DETAILS

Existing
Proposed

Car Parking Spaces (General)

Car Parking Spaces (Disabled)

Territorial Army
Centre (Sui
Generis)
30

Territorial
Army Centre
(Sui Generis)
0

School (Use
Class D1)

% of
EVCP

Bike
Spaces

0
0

0
90

School (Use
Class D1)

0

3

LEGAL SERVICES CLEARANCE
AUDIT TRAIL
Consultation
Name/Position
Peter Flockhart
Senior Lawyer

Lambeth
department
Legal Services

Date Sent
14/11/2019

Date
Received
14/11/2019

Report
Cleared
19/11/2019

Comments in
para:
N/A

EXECUTIVE SUMMARY
I.

Kier Construction and the Department for Education (DfE) submitted a planning application in July
2019 for a new Sixth Form college. The application proposes to demolish the existing buildings on
site and erect a part two, three, four storey building (6, 027m2 GEA) to provide a new Sixth Form
college. The new college building will accommodate 600 students aged 16+ in years 12 and 13 (300
students in each year), along with 70 teaching and other staff. The college would be operated by the
Harris Federation of schools.

II.

The application site comprises the former Territorial Army Centre, which is currently vacant. The site
is located on the eastern side of Kings Avenue and is bound to the south and east by Crescent Lane
and Lyham Road, respectively.

III.

Surrounding development is mostly residential and low rise but varied in character and building style.
To the north is a four storey residential block; opposite the site is a pair of Victorian villas and a post
war 3 storey residential block. There is a locally listed villa further to the north and to the south-east
is a 4 storey mansion block. To the southwest is Iqra Primary School. The Clapham Park and
Northbourne Conservation Area is located immediately to the east of the site.

IV.

The external elevations of the main building would be finished in predominantly brick, articulated by
punched window openings. The open areas around the proposed building would predominantly
feature hard landscaping with an external social area situated to the east of the site.

V.

The development is in compliance with the Development Plan. There is no objection to the
demolition of the existing building or the loss of the existing use. A new Sixth Form is acceptable in
principle in this location and the proposed school places would make a positive contribution to the
Borough’s number of pupil places. The school would also be available for community use in
accordance with planning policy.

VI.

The school is designed in compliance with the relevant space standards for new schools and/or
colleges. The form of the school building will be suited to the needs of the college, whilst responding
positively to the surrounding context. The height and massing responds to the existing scale of
development surrounding the site. The approach to architectural detailing, materiality and
landscaping has evolved through pre-application discussions with Council officers and is considered
acceptable. The development would not cause harm to the appearance or character of the area. The
development would not cause harm to the setting of the Clapham Park and Northbourne
Conservation Area, which adjoins the site to the east or the setting of the nearby statutorily listed
building and locally listed buildings, located within the vicinity of the site.

VII.

The site has a moderate level of public transport accessibility. The development is essentially carfree, with the only car parking provision being 2 on-site accessible parking spaces. A dedicated
space for an additional accessible parking space would be created on Prague Place. Car use would
be further discouraged through a Travel Plan, which is to be secured as a planning obligation.
Cycling by staff and pupils will be encouraged with adequate and secure cycle parking being
provided on site.

VIII.

The development would be serviced via Prague Place using a newly created on-street loading bay.
On street refuse collection will take place from Lyham Road. The proposed loading bay and onstreet accessible parking space would result in the loss of 3 existing on-street parking bays, however
there is opportunity to re-provide these parking bays within surrounding streets. A financial
contribution towards the delivery of 1 disabled parking space and 1 loading bay and any other relocated on street parking bays and a financial contribution towards additional bus services / capacity
will be secured by way of section 106 legal agreement. The amount of financial contribution to be
secured is the subject of on-going negotiations and will be reported by way of addendum. With
these measures in place, the impact of the development on the local highway and transport network
would be minimised.

IX.

A daylight and sunlight report was submitted in support of the proposal and has been independently
reviewed. The proposed development would result in some loss of daylight and sunlight to nearby
residential properties. However, it is considered that, on balance, the resulting loss would not
represent a materially adverse impact on the current levels of daylight and sunlight received at all
windows serving habitable rooms. Acceptable levels of privacy and outlook for adjoining residential
properties will also be maintained and, the development would not result in an overbearing sense of
enclosure to neighbouring properties. It is officers’ opinion that the scheme would maintain
acceptable levels of residential amenity consistent with its urban location.

X.

The development would meet technical requirements with respect to sustainability, flood risk
mitigation, waste and recycling, water infrastructure and land decontamination considerations.

XI.

Public consultation was undertaken before submission of the application. Sixty five objections, eight
comments in support and 4 representations were received in response to the formal consultation on
the application. The points raised are addressed in relevant sections of this report.

XII.

The proposed development has been assessed against the Development Plan and all other material
considerations, including national planning policy. Officers consider that subject to appropriate
conditions and s106 legal agreement the planning application should be approved.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with Clause (1)(ii) of the Committee’s Terms of Reference as it relates to a major
application for the provision of a building where the floor space to be created is 1, 000 square metres
or more.
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THE APPLICATION SITE

1.1

The application site is located on the eastern side of Kings Avenue and is bound to the south and east
by Crescent Lane and Lyham Road, respectively. The site is occupied by a brick build part single, part
two storey building with a pitched roof behind a parapet. The building was formerly used as a
Territorial Army Centre and the main use ceased two-three years ago. The building is currently used
for cadet meetings until their new building on Lyham Road is completed. The building covers the
majority of the site, which large tarmacked areas at the front and rear that is used for car parking
purposes. The site formerly extend to the rear of Stevenson/Pembroke House (71 Kings Avenue); this
part of the site was previously occupied by a smaller building, which was used for rifle practice. This
site is now under separate ownership, and works to implement planning permission (ref:
18/03483/FUL) for the demolition of existing rifle range and erection of a prefabricated single storey
building for use as an Army Cadet Force (ACF) Centre (non-residential education and training centre)
and Day Nursery (Use Class D1) are under way and nearing completion. The site has no specific
planning designation.

1.2

The existing building is not statutory or locally listed however, the site is in close proximity to a number
of designated and non-designated heritage assets. Immediately east of the site, on the western side of
King’s Avenue, lies the Clapham Park and Northbourne Conservation Area (CA17) and the locally
listed Ashby Hill Primary School is located to the north of the site, along Lyham Road.

1.3

Other designated and non-designated heritage assets nearby include:




121 Park Hill - located 76m to the east of the site directly behind 36 and 38 Kings Avenue
(Grade II Listed)
Park Lofts, 63 Lyham Road (former Ashby Primary School) - located to the northeast of the
site (Locally Listed)
28 Kings Avenue -located approximately 40m northwest of the site on the west side of the
road (Locally Listed)

1.4

2

The site has a public transport accessibility level (PTAL) rating of 3 indicating a moderate level of
public transport accessibility afforded to it by several bus routes along Kings Avenue. Crescent Lane
of part of an east-west cycle route connecting Clapham to Herne Hill.
THE SURROUNDING AREA

2.1

Surrounding development is mostly residential and low rise. On King’s Avenue to the immediate north
of the site, is Stevenson/Pembroke House (71 Kings Avenue), a modern 4 storey residential block.

2.2

Opposite the site are a pair of Victorian villas (36 and 38 Kings Avenue) and a post war 3 storey
residential block (32-34 King’s Avenue), with a locally listed villa to the north (no 28 Kings Avenue). To
the southwest of the junction with Crescent Lane is a primary school (Iqra Primary School) and to the
southeast is Queenswood Court, a 4 storey mansion block dating from the 1930s.

2.3

The main part of Crescent Lane (121-133 Crescent Lane) comprises a row of two-storey early
Victorian terraced houses with small front gardens. The eastern end of Crescent Lane (132-135),
turning the corner with Lyham Road, is a modern 5 storey block of residential flats.

2.4

Opposite the site on Lyham Road is a four storey 1930s residential building (89 Lyham Road) with
balcony access and an adjoining 3 storey modern infill (16 Prague Place). On the north side of Prague
Place is Park Lofts, a residential conversion of the locally listed former Ashby Primary School.

2.5

The Clapham Park regeneration area is to the south of the site and several new residential blocks
have been completed as part of the wider regeneration project. A resolution to grant conditional
planning permission was passed by the Planning Applications Committee (PAC) on 14 March 2018
(17/03733/FUL) for the development of the remaining undeveloped parts of the estate. The scale and
density of development along King’s Avenue is set to change due to the Clapham Park regeneration
project, with new buildings up to fourteen storeys in height being built. On completion, the estate will
comprise 4,077 homes, 53% of which will be for affordable housing.
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SITE PHOTOGRAPHS

Figure 1: Aerial photographs of the application site from the west and east, respectively.

Figure 2: View from King’s Avenue showing the front (western) elevation of the existing building

Figure 3: View from Kings Avenue/Crescent Lane junction showing the south and west elevations of the
existing building.

Figure 4: Views of the existing and neighbouring buildings, looking north along Kings Avenue

Figure 5: Views in Crescent Lane looking east
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4.1

4.2

PROPOSAL
Summary of the Proposal
Planning permission is sought for the demolition of the existing building (Territorial Army Centre) and
the erection of a part two, three and four storey building to provide a new Sixth Form college. The
proposal would accommodate 600 new students in years 12 and 13.
Detail of the Proposal
The proposal would provide a new Sixth Form college on the site. The new college would
accommodate 600 sixth form students aged 16+ in years 12 and 13 (300 students in each year), along
with 70 teaching and other staff. The opening year is anticipated to be 2021 with an initial intake of
300 students and 50 staff, with the college anticipated to operate at full capacity from year 2 onwards.

4.3

The proposed development would consist of a part two, three and four storey building containing all
the teaching, communal and administrative areas. A double height hall would sit centrally within the
site. An external courtyard space is proposed to the rear of the site (adjoining Lyham Road), which
would function as a social space for students. This space would be directly accessed from the hall.

4.4

The exterior of the main building would be finished in a red multi storey brickwork. The elevations
would be articulated by decorative detailing and punched large window openings.

4.5

Pupil and visitor access would be provided from a new entrance point on King’s Avenue into the main
entrance courtyard. Vehicular access onto the site would be from King’s Avenue and would be
controlled by the main reception and only used for access to the disabled parking bays. A secondary
entrance would be provided to the rear of the site from Lyham Road. This entrance would lead directly
onto the proposed social space.

4.6

The proposed development will provide 90 cycle parking spaces; 30 cycle parking spaces would be
provided at the main entrance on the King’s Avenue frontage and the remaining 60 would be provided
to the rear of the site on the Lyham Avenue end of the site. The cycle parking area to the rear of the
college building would be accessed via the new entrance on Lyham Road.

4.7

Two accessible on-site car parking spaces will be provided on the frontage of the site, accessed via
the existing vehicle access from King’s Avenue. An additional on-street accessible car parking space
will be provided in Prague Place. A loading bay is also be proposed on Prague Place, where items can
be offloaded and taken into the college by trolley, entering the site via service yard gates on Lytham
Road. Refuse collection will be via the gates on Lytham Road

4.8

Landscaping would be provided at the main entrance with ornamental shrub planting along with
planting beds. The eastern (rear) courtyard has been designed to provide an external social and
dining space for students. Amphitheatre seating would provide informal seating and social gathering
space. Ornamental planting and three new trees are proposed along with raised planting beds. An
external learning terrace would also be provided.

4.9

Plant and photo voltaic (PV) panels would be installed at roof level.

Figure 6: Annotated proposed site plan (ground floor layout)

Figure 7: Ground Floor Plan

Figure 8: Proposed Roof Plan

Figure 9: View of proposed building from King’s Avenue/Crescent Lane Junction

Figure 10: Views of proposed building in Crescent Lane looking west

Figure 11: Internal view of courtyard
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Amendment(s)
5.1
Amended drawings were received during consideration of the application revising the location and
height of the proposed plant at roof level.
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RELEVANT PLANNING HISTORY

6.1

96/02154/PLANAP - Erection of a new front boundary wall infill (Approved).

6.2

14/05079/FUL - Demolition of existing building with the erection of a single storey building for an ACF
Training Centre (Use Class D1) with associated landscaping, car and cycle parking (Approved).
18/03483/FUL (renewal of 14/075079/FUL) - Demolition of existing rifle range and erection of
prefabricated single storey building, for use as ACF Centre (non-residential education and training
centre) and day nursery (Use Class D1) (Approved).
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7.1

CONSULTATIONS
Statutory External Consultees
Environment Agency – No objection to the planning application as submitted subject to conditions
(Condition 8, 9, and 10)
Thames Water – No objection subject to a piling method statement being secured by condition.
(Condition 7)
Transport for London (TfL) – Transport for London raised no objections subject to the following:






A detailed Travel Plan to be secured by section 106 agreement (Secured by s106)
A detailed Construction Logistics Plan (CLP) secured by condition (Condition 5)
Details of the school catchment area to support the statement that most pupils will live
locally within Lambeth. (details have been provided)
Cycle parking should be in line with the London Cycle Design Standards (LCDS) Chapter 8.
£375, 000 to be secured via a section 106 agreement for an additional bus on the 355 route
to deal with capacity issues especially in the am peak. The final contribution amount is
subject to ongoing discussions and will be reported by way of addendum.

7.2

Internal Consultees
Planning Policy – The council’s policy officer advised that a view should be sought from Education
Strategy in Children’s Services regarding the need for the proposed sixth form places. Government
guidance and NPPF support for school place provision is a material consideration in this case.
Design and Conservation – The council’s design and conservation officer raised no objection to the
scale and detailed design of the proposal, which would not harm the townscape or heritage assets
subject to conditions (Condition 3 and 4)
Lambeth Transport – The council’s transport team raised no objection subject to conditions
(Condition 27, 28 and 37) and section 106 agreement.
Highways Team Lambeth – The Council’s highways officers reviewed the submitted construction
management plan and are satisfied with the proposal.
Bioregional - The sustainability consultant raised no objections to the proposal and recommended a
number of conditions (Condition 18, 19, 21 and 22) to ensure that sustainability is integral to the
design of the development.
Sustainability Team On Air Quality - The council's Sustainability Officer raised no objections to the
proposed development subject to conditions that would ensure air quality is not adversely affected by
the development. This includes a comprehensive air quality and dust management plan (Condition 6)
and all non-road mobile machinery (NRMM) to be registered (Condition 7).
Flooding – SUDS – On the basis that the site is at low risk of flooding from surface water, the Flood
Risk Officer has no objection to the principle of the development. However, additional details regarding
the sustainable urban drainage system and the management and maintenance plan would be
required. Therefore, planning permission should be granted subject to conditions requiring a detailed
surface water management strategy and a SuDS management and maintenance plan (Condition 20)
Environmental Health – The council’s environmental health consultant raised no objection to the
proposal subject to a number of conditions:








Construction and Environmental Management Plan (Condition 5)
Land Contamination (Condition 9 and 10)
Plant Layout and Operational Impacts (Condition 12 and 13)
Protection from Environmental Noise (Condition 11 and 14)
Community Use (Condition 30)
Servicing Management plan (Condition 15)
Lighting (Condition 16 and 17)

Design Out Crime Officer – The council’s Design Out Crime Officer raised no objections subject to a
condition to ensure that development includes security measures to minimise the risk of crime and to
meet the specific security needs of the development in accordance with the principles and objectives
of the relevant Secured by Design standards. (Condition 29).
Lambeth Arboricultural Officer – The council’s Arboricultural Officer raised no objections subject to
conditions (Condition 23, 24, 25 and 26).

Employment and Skills – The council’s Employment and Skills team have advised that an
employment and skills plan should be sought. This will be secured by way of a Section 106
agreement.
7.3

Other Consultees
Brixton Society – The Society have objected to the following aspects of the proposal:
Traffic and Transport limitations
The Travel Plan fails to address the impact of 600 pupils and the necessary staff on the surrounding
transport infrastructure. There are already two primary schools nearby on the opposite side of Kings
Avenue, with associated issues of parents dropping off and collecting their children, and obstructing
Kings Avenue traffic in the process.
By definition, a 6th form college will draw its students from a much larger catchment area, so for travel
to the site a far higher proportion of them will rely on using buses or parents’ cars. The omission of any
on-site parking or delivery bays is perverse – for example, where would a school mini-bus be kept?
Lack of Outdoor Space
The proposed design is short of breakout space, and outdoor recreation space in particular. Given the
concentration of 600 pupils on-site, this was always going to be difficult to achieve, and the
fundamental problem is that the site is too small for such numbers. Even so, in recent years a number
of schools on restricted urban sites have successfully included roof terraces and playgrounds, an
option which seems to have been ignored here, in favour of token solar panels. This is not even a new
idea. Not far away on Ferndale Road, the former Brixton School of Building managed to include a ball
games area, enclosed in steel mesh, on the roof of its 1935 block.
Loss of Daylight for Nearby Buildings
The proposed design is a bulky building which would effectively fill the site, with an adverse impact on
the daylight and sunlight reaching surrounding dwellings. The most serious cases are:








Stevenson House: south-facing rooms in the block 1-20 will experience marked loss of both
daylight and sunlight. The applicants’ own Daylight Study confirms that only the 3 rd floor
rooms will remain above the acceptable impact threshold.
121-133 Crescent Lane are 2-storey cottages of c.1840 on the south side of a relatively
narrow road. Rooms fronting Crescent Lane stand to lose up to 31% of their present daylight.
All north-facing windows on both floors will lose more than the acceptable threshold of 20%.
16 Lyham Road: Despite being further from the new building than the Crescent Lane houses,
two first floor windows, which already receive a vertical sky component of less than 19%, will
lose c.27% of their present daylight.
89 Lyham Road: The apartment block directly to the south of No.16 will experience excessive
daylight losses to all ground floor and 1st floor windows facing the site (in the range 20.65% up
to 28.47%).

These are clear breaches of Lambeth Local Plan Policy Q2(iv) and the underlying BRE design
guidance (section 2.2 and fig.10).
Lack of Consultation
In the past other developers have invited the Society to comment on proposed developments nearby
along Lyham Road and Kings Avenue. Therefore we were both surprised and disappointed that we
were not notified of the applicants’ pre-application exhibition of their proposals. The Council’s letter
of 9th August, announcing the application, was our first news of the proposals.

Planning Officer Response: The response to the above objections is provided in the main body of
the report.
7.4

Adjoining owners/occupiers

7.4.1

Site notices were displayed in the vicinity of the site from 16.08.2019 and the application was
advertised in the local press on the same date. The formal consultation period ended on
07.09.2019.

7.4.2

77 representations received during the consultation period. 8 were in support, 65 were in objection
and 4 were representations neither supporting nor objecting. A summary of and officers response to
the concerns raised is set out below together with relevant sections containing detailed responses to
the issues raised.

Summary of objections
Land Use
Already a sufficient number of schools in the
area that local children can attend.
Amenity
Significant loss of daylight and sunlight to
almost all properties in the neighbouring
Stevenson and Pembroke House flats.
Proposal will overlook Stevenson and
Pembroke House flats, resulting in an
invasion of privacy.
Increase in noise and disturbance
The proposed building would present an
overbearing and intrusive element to many
local residents.
Reduce the light, privacy and ability of
residents to enjoy the rear outdoor space
behind Pembroke House and Stevenson
House.
Light pollution from external evening and
night lighting.
Transport
No parking and drop off area

Response
Refer to para 9.6-9.11

Refer to para 12.4-12.16 and 12.35-12.40

Refer to para 12.41-12.44

Refer to para 12.48-12.51
Refer to para 12.45-12.47

Refer to para 12.38-12.39

Refer to para 12.52

No parking or drop off area is proposed on site
to discourage car use. Also the proposed
development is car free.
If students/staff/visitors decide to drive to the
site, the will have to abide by the parking
restrictions in the area.

Concerned about vehicle entry and exit into
and from Prague Place during the
development process when large delivery
lorries will be using the rear entrance to the
site on Lyham Road

To avoid congestion and reduce vehicle trips,
all deliveries will be booked via an on-line
delivery website. A trained Traffic Marshall will
manage all deliveries to site. Priority will be
given to local residents and local traffic.
All deliveries will be made within the site
boundary to not cause congestion to the
surrounding roads. If the site is not in a
position to receive a delivery it will be sent
away and asked to return later.
An appropriate holding area will be located
away from site where delivery vehicles can be
held and turn off their engines prior to being
called into site. This will mitigate disruption to
the immediate surrounding roads and
residents.
No waiting will be permitted on the roads
adjacent to the site. The Traffic Marshall,
posted at the site entrance, will ensure that
construction vehicles do not obstruct
pavements or queue on the roads adjacent to
the site.

Increase in road traffic will cause problems
for the residents of an already busy area.

There are already two schools within 125m of
the site - the Iqra Primary School less than
25m away and the Kings Avenue Primary
School at around 125m. The micro
environment already has to deal with large
number of pick-ups and drop-offs for these
schools, with additional traffic and parking
including driveway blocking. An additional
school, albeit for more mature students, will
only add to this issue.

There will be community engagement
throughout the construction process.
The trip generation calculations within the
submitted Transport statement states that only
5% of students will be driven to the site. It is
considered that this additional parking demand
can be absorbed into the transport network
and would not have an undue impact on the
capacity of the local transport network
The proposed development is car free and
anyone driving to the site will have to abide by
the existing restrictions on local roads.
The trip generation calculations within the
submitted Transport statement states that only
5% of students will be driven to the site. It is
considered that this additional parking demand
can be absorbed into the transport network
and would not have an undue impact in terms
of increase in road traffic on the capacity of the
local transport network.
The proposed development is car free and
anyone driving to the site will have to abide by
the existing restrictions on local roads.

Traffic on Kings Avenue is unsafe to support
an additional school. The 20mph limit and
existing traffic calming measures are not
adhered to; the road is not safe for 600 more
students.

Kings Avenue does not cater for cyclists and
is dangerous. As such, cycling will not be
encouraged and there will be a greater use of
cars and buses.
Concern regarding the capacity of bus routes
servicing Kings Avenue stops during peak
hours – 137, 355 and 417.
A 20 month build period will cause extreme
disruption. Also concern regarding dust and
noise pollution levels during the demolition
process.

Design
The layout and siting is inappropriate and
unsympathetic to the appearance and
character of the local environment.
The height of the building is not in keeping
with the area.
Other
Concerned that letters notifying neighbours,
though dated August 9th 2019, were only
received on August 14th, with a deadline for
receipt of comments stated as August 30th
2019. Giving little more than two weeks to
comment, especially in a period when many
people are on their summer holidays.
These plans do not seem to include plans for
the relocation of the Three and Vodafone
mobile phone masts on the site. Residents in
these networks can expect to see a decrease
in the quality of their mobile phone reception.

In terms of road safety, during the most recent
5 year period a total of 4 personal injury
accidents were recorded within the accident
analysis study area. The accident analysis
study area includes the road network
immediately surrounding the site (see section
2.6 of the submitted Transport Assessment).
All 4 recorded accidents were slight. The
number, type and circumstances of the
accidents do not suggest that there are any
existing road safety issues within the accident
analysis study area.
Refer to para 16.13

Refer to para 16.32-16.34

A detailed construction management plan and
a comprehensive air quality and dust
management plan will be secured by condition.
This will ensure that minimal disruption will
take place to adjoining occupiers and ensure
that noise and dust levels are mitigated as
much as possible.

Refer to para 10.1-10.4

Refer to para 10.1-10.4

The consultation process has been undertaken
in line with the Council’s Statement of
Community Involvement (2015)
All representations received after August 30th
2019 up to the date of the Planning
Applications Committee meeting will be taken
into consideration of the application.
The phone masts were removed from the site
some time ago and will not be replaced onsite.

The area for the proposed academy will be
densely built filling the proposed footprint with
no green spaces which:
o Will impact students' health and well-being
o Mean that students will be spilling out on to
the neighbouring pavements and roads.

An external courtyard is provided to the rear of
the site which is in compliance with the
relevant space standards for new school
buildings and external amenity space

The proposed community use brings an
entirely different use class for this site and
contemplates commercial late night foot and
vehicle traffic which will negatively impact the
immediate area.

Refer to para 9.12-9.15

Moreover, the facilities are not needed. There
are already sufficient community facilities
within the surrounding area.
Concerned about security and loitering of
students.
7.4.3

Refer to para 13.1-13.3

The comments in support are summarised as follows:






A good quality proposal on a suitable site
Great to see investment in education and re-use of a vacant site
New educational facilities provided for local residents
Support a new sixth form as there is a shortage in Lambeth
Brixton/Clapham needs more high quality secondary schools
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POLICIES

8.1

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 2016 (consolidated with alterations since 2011),
the Lambeth Local Plan (September 2015) and the South Bank and Waterloo neighbourhood
development plan (‘the SoWNDP’) (October 2019).

8.2

The Draft London Plan was published on 1 December 2017 (updated August 2018) for consultation
and will eventually supersede the current 2016 consolidated London Plan once the final version is
published (anticipated late 2019). The Draft London Plan is a material consideration in planning
decisions. The Examination in Public on the Draft London Plan was held between January and May
2019, and the Panel of Inspectors appointed by the Secretary of State have now issued their report
and recommendations. This was made public on 21 October 2019. The recommendations contained
within the Inspectors’ Report, in combination with the changes proposed by the Mayor during the
examination process, give a good indication of the content of the final published version of the London
Plan therefore the policies contained within the version as produced in July 2019 plus the
recommendations within the Inspectors’ Report can now be given a significant amount of weight in
planning decisions. It will not be given full weight until the final version of the London Plan is
published.

8.3

The Lambeth Local Plan is currently under partial review to ensure it complies with amendments to
changes in the NPPF and London Plan. The Draft Revised Lambeth Local Plan underwent public
consultation from October to December 2018 under Regulation 18 of the Town and Country Planning
(Local Plans) (England) Regulations 2012. Pre-submission publication (Regulation 19) is anticipated
in late 2019, early 2020. Officers consider that this should be afforded very limited weight at this stage.

8.4

The latest National Planning Policy Framework was published in 2018 and updated in 2019. This
document sets out the Government’s planning policies for England including the presumption in favour
of sustainable development and is a material consideration in the determination of all applications.

8.5

The current planning application has been considered against all relevant national, regional and local
planning policies as well as any relevant guidance. A full list of relevant policies and guidance has
been set out in Appendix 3 to this report.

ASSESSMENT
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Land Use
Loss of Territorial Army Centre

9.1

The proposal would involve the loss of an existing Territorial Army Centre. Paragraph 6.12 of the
Lambeth Local Plan identifies Territorial Armey facilities as employment generating (sui generis) uses.

9.2

Lambeth Local Plan Policy ED2 (b) states that the loss of land in employment-generating sui generis
use will not be supported unless clear and robust evidence is provided, which demonstrates that there
is no demand for the floorspace. Such evidence should show that the floorspace has been vacant and
continuously marketed for at least one year for business (B1) or other suitable B class uses.

9.3

There are exceptions to the policy which would allow the loss of employment-generating sui generis
use in certain circumstances. Policy ED2 (b)(i) states that one exception would be where a local
community or cultural use (use Class D1/D2) is provided where the proposal secures major planning
priorities for which there is a demonstrable need and which cannot be achieved in any other way.

9.4

The proposed Sixth Form College falls within D1 use class and therefore the above exception to
Policy ED2 may apply. Lambeth Education, as the local education authority, have been formally
consulted on the application and have confirmed that the proposed sixth form will benefit Lambeth and
have outlined the following advantages:






Will attract students from PAN London Admissions Scheme as well as Lambeth students (The
Pan-London Admissions Scheme started in 2005 with the aim of simplifying the application
process for secondary school admissions and increasing the number of pupils who receive an
offer from one of their preferred schools).
Will provide an academic and relevant curriculum to support modern day needs in
employment
Will entice more young people to stay in Lambeth and help maintain improving academic
standards
The local community will benefit from having more skilled young people

9.5

Paragraph 94 of the NPPF sets out the importance of providing a sufficient choice of school places to
meet the needs of existing and new communities and that local planning authorities should take a
proactive, positive and collaborative approach to meeting this requirement. The NPPF further
highlights that great weight should be given to the need to create, expand or alter schools through the
preparation of plans and decisions on applications. The provision of a new 6th form school in Lambeth
will not only bring forward the advantages identified by Lambeth education, it would widen choice in
education within Lambeth. This would meet the aspirations of the NPPF.

9.6

In addition, Policy S3 supports proposals for secondary schools where they can help to deliver the
council’s agreed strategy for provision of additional state-funded school places in the borough. This
proposal secures a number of advantages for Lambeth and would deliver additional state funded
school places in the borough.

9.7

As such, the proposed development would secure a major council strategy priority and therefore the
loss of the existing use of the site would comply with Policy ED2 of the Local Plan and the provisions
of the NPPF in relation to choice of school plans.
Proposed Sixth Form

9.8

Lambeth Local Plan Policy S3 (a) supports proposals for secondary schools, where they help to
deliver the council’s agreed strategy for provision of additional state-funded school places in the
borough.

9.9

The proposed sixth form college would be state-funded and would provide 600 additional school
places. This new sixth form will help deliver additional state-funded school places in the borough and
offer a wider choice in education within Lambeth. The new sixth form college would further support the
new residents of the larger Clapham Park Estate regeneration scheme.

9.10 It is noted that the proposal is included in the council’s draft Infrastructure Delivery Plan (IDP) October
2018. However this document has not yet undergone interrogation through a Local Plan examination.
9.11 The support for school place provision is embedded into government policy and the NPPF, which are
material considerations in this case. Supporting text to Policy S3 (paragraph 7.18) recognises the
need for flexibility to meet the changing needs for school places and that any evidence submitted
justifying a proposal for state funded schools should be considered having regard to the governments
‘Policy Statement – planning for schools development’ (DCLG; 2011). This policy statement sets out
the following principles which are relevant to this application:



There should be a presumption in favour of the development of state-funded schools, as
expressed in the National Planning Policy Framework
Local authorities should ensure that the process for submitting and determining state funded
schools’ applications is as streamlined as possible, and in particular be proportionate in the
information sought from applicants. For instance, in the case of free schools, authorities may
choose to use the information already contained in the free school provider’s application to the
Department for Education to help limit additional information requirements.

9.12 The provision of a new sixth form college is supported by the NPPF and Policy S3 of the Local Plan as
it would help to deliver additional state-funded school places in the Borough and offer a wider choice
in education within Lambeth.
Community Use
9.13 Lambeth Local Plan Policy S3 (d) supports proposals for the shared use of the schools for wider
community use provided that the nature and scale of the proposal does not unacceptably harm the
amenity of the area.
9.14 The applicant proposes to make the indoor sports area and facilities (activity space, main hall, drama
studio, dining area, fitness space and classrooms) available for use by the community outside of
school hours as shown edged in red on the plan below:

Figure 12: Facilities available for community use outlined in red
9.15 It is proposed that the facilities are made available for the local community during the following hours:


During term time
- Monday-Friday 1730-2200
- Saturdays 09:00 – 17:00
- Sundays and bank holidays 09:00-17:00



Outside of term time
- Monday-Friday 0800-2200
- Saturdays 09:00-17:00
- Sundays and bank holidays 09:00-17:00

9.16 The proposal would provide a new sixth form with the capacity for community use and is therefore
acceptable in principle. A final community use plan would be secured by condition (Condition 30).
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Design and Conservation
Scale, massing, layout and appearance

10.1 The scale of buildings along King’s Avenue is varied, however buildings are predominantly between
two and four storeys in height. It is worth noting that the scale and density of development along
King’s Avenue is set to change as part of the redevelopment of Clapham Park Estate. Evidence of the
changing character of King’s Avenue is apparent with the construction of buildings up to six storeys as
part of the first Clapham Park Masterplan 2008. The second Masterplan could see buildings being
constructed of up to fourteen storeys in height along King’s Avenue.
10.2 The proposal seeks the demolition of the existing two storey building and the erection of a part two,
part three and part four storey building. Buildings in the immediate vicinity of the site are between two
and five storeys in height:








North of site
- Pembroke House (four storey building fronting King’s Avenue) and Stevenson House
(three storey building at rear of Pembroke House Stevenson House)
South of site
- No’s 52 to 63 King’s Avenue (four storey buildings)
- No’s 121-135 Crescent Lane (two storey buildings)
- No’s 137 Crescent Lane (five storey buildings)
East of site
- No. 89 Lyham Road (four storey building)
- No’s 1, 2, 15 and 16 Prague Place (three storey buildings)
West of site
- No.36 and no.38 King’s Avenue (four storey buildings)
- No. 34 and No.32 King’s Avenue (three storey buildings)

10.3 Considering the above scale of neighbouring buildings, the proposed scale of the development,
standing at a maximum of four storeys would not appear out of context or dominant in the area.
Furthermore, the varied approach in height along the proposed building’s northern, southern and
western elevations - stepping down from four to three storeys along King’s Avenue and Crescent Lane
and stepping down to two storeys along the boundary with Pembroke House/Stevenson House, is
effective in breaking up the perceived massing of the building when viewed from the street and
neighbouring sites. The building would share a similar building line to Pembroke House. Sharing a
similar height and continuing the established building line with its immediate neighbour would help the
proposal fit into the streetscene and wider townscape successfully.
10.4 The scale and massing of the proposed building is therefore acceptable in townscape terms.

Figure 13: Proposed East and West Elevation

Figure 14: Proposed North and South Elevation

Architectural Quality: Appearance and Materials
10.5 The proposal would have a simple contemporary architectural aesthetic, which is considered
acceptable in the context of the varied built environment in the area. The proposed elevations would
have generously sized window openings in a grid arrangement. The windows would have a depth of
225mm, which should create deep reveals to windows, and depth and texture to elevations.
10.6 A red multi brick will be used in all elevations. Brick is extensively used in the local area and a key
component of the character of the area and as such the use of brick will reinforce the local
distinctiveness. The overall appearance of the proposed building l is considered acceptable. A
condition is recommended to provide a schedule of all materials to be used in the external elevations,
including samples to be viewed on site (Condition 4).
10.7 The roof would contain services along with a full array of safety systems. Amendments were received
to relocate some of the proposed plant and equipment and reduce the height to reduce the visibility.
There are still concerns that the roof top services and plant would still be visible in views and to
neighbouring properties. This would require further consideration and details of screening will be
secured by condition (Condition 3).
10.8 At ground floor level, a rusticated wall is proposed to add interest to an otherwise bland brick wall. The
blank wall would provide space for details to identity to the building. The rusticated brick wall could
host the name of the school and/or its emblem. This would require further consideration and could
form part of the wider signage strategy for the college; details of a signage strategy will be secured by
condition (Condition 3).
Boundary Treatment/Forecourt
10.9 The existing boundary wall along King’s Avenue will be retained. Where new access points are
proposed, the railings, piers and gates should follow the same style, material and detailing as the
existing boundary treatment. The new pedestrian access will require further consideration in terms of
design; this detailing will be secured as a condition of consent (Condition 3).
10.10 A fence is proposed to separate the car parking area and pedestrian access route into the entrance
courtyard. This is not ideal as it would compartmentalise the forecourt but it will ensure that there is no
conflict between students and parked vehicles. Bollards are also to be used in this area in order to
protect the building from moving vehicles. The landscape architect has looked at alternatives such as
planters and parking car stops/bumper blocks but has concluded that there is no space for alternative
solutions that would prevent visual clutter associated with bollards.
10.11 A large cycle store is proposed in a highly visible location within the entrance courtyard Officers are
concerned that the store would appear dominant in the streetscene and add clutter this area thereby
detracting from the setting of the building. The appearance and detailing of the cycle store in this
location will need to be carefully considered; the store will have to be screened in the form of tall soft
landscaping to screen it against views from the street. These detailed aspects of the scheme design
will be secured by condition (Condition 27).
10.12 The existing boundary along Crescent Lane/Lyham Road will be retained as existing.
10.13 Subject to conditions securing construction detailing and materials, the development would be of good
design quality and cause no harm to the character and appearance of the local area. As such, it is
considered acceptable and would comply with relevant design policy.

Impact on Heritage Assets
10.14 The beginning of the Agenda Pack contains a summary of the legislative and national policy context
for the assessment of the impact of a development proposal on the historic environment and its
heritage assets. This is in addition to Lambeth Local Plan and London Plan policies.
10.15 In considering the application of the legislative and policy requirements referred to above, the first
step for the decision-maker is to consider in turn, each of the designated heritage assets (referred to
hereafter simply as “heritage assets”) which would be affected by the proposed development and
assess whether the proposed development would result in any harm to the heritage asset.
10.16 The decision of the Court of Appeal in Barnwell Manor confirms that the assessment of the degree of
harm to the heritage asset is a matter for the planning judgement of the decision-maker.
10.17 However, where the decision-maker concludes that there would be some harm to the heritage asset,
in deciding whether that harm would be outweighed by the advantages of the proposed development
(in the course of undertaking the analysis required by s.38(6) PCPA 2004) the decision-maker is not
free to give the harm such weight as the decision-maker thinks appropriate. Rather, Barnwell Manor
establishes that a finding of harm to a heritage asset is a consideration to which the decision-maker
must give considerable importance and weight in carrying out the balancing exercise.
10.18 There is therefore a “strong presumption” against granting planning permission for development,
which would harm a heritage asset. In the Forge Field case the High Court explained that the
presumption is a statutory one. It is not irrebuttable. It can be outweighed by material considerations
powerful enough to do so. But a local planning authority can only properly strike the balance between
harm to a heritage asset on the one hand and planning benefits on the other if it is conscious of the
statutory presumption in favour of preservation and if it demonstrably applies that presumption to the
proposal it is considering.
10.19 The case-law also establishes that even where the harm identified is less than substantial (i.e. falls
within paragraph 196 of the NPPF), that harm must still be given considerable importance and weight.
10.20 What follows is an officer assessment of the extent of harm which may result from the proposed
development. In this instance, this includes the Clapham Park/Northbourne Road Conservation Area
(CA17), along with the statutory listed building within close proximity of the site.
Impact on the Clapham Park and Northbourne Conservation Area
10.21 Policy Q22 of the Local Plan states that development proposals affecting conservation areas will be
permitted where they preserve or enhance the character and appearance of the conservation area.
Paragraph 200 of the NPPF states that "local planning authorities should look for opportunities for new
development within Conservation Areas…, and within the setting of heritage assets, to enhance or
better reveal their significance. Proposals that preserve those elements of the setting that make a
positive contribution to the asset (or which better reveal its significance) should be treated favourably".
10.22 The application site does not fall within any conservation area, however the Clapham Park and
Northbourne Conservation Area is located immediately east of the site.
10.23 The Clapham Park/Northbourne Conservation Area was designated in 1974, originally in two parts.
The Draft Character Appraisal (2016) describes it as follows:

“Generally it has a strongly suburban, residential character best expressed in grand 19th-century
villas widely spaced in ample grounds with plenty of greenery. These are joined by a mix of
residential buildings of differing scales and periods, which taken together usefully illustrate the
fragmented pattern of historic development typical to Lambeth.”

10.24 As shown in Figure 15 below, the boundary of the Clapham Park and Northbourne Conservation Area
is located immediately east of the site as outlined in purple.

Figure 15: Proximity to the heritage assets (Conservation Area in purple and statutory listed buildings
in red) The locally listed buildings are edged in yellow.
10.25 Given the width of the Kings Avenue and the resulting separation distance between the site and the
conservation area, there is no clear visual relationship between the Conservation Area and the
application site when viewed from Kings Avenue. The main view where both the heritage asset and
the application site can be seen together is looking westwards from Crescent Lane (see image below).
It is considered that the proposed development, albeit taller than the existing building, will not
fundamentally alter t views of the Conservation Area and as such the proposal would not have an
impact on its character or appearance, nor would it have a harmful impact on its setting. As such the
proposal would be in compliance with Policy Q22 of the Local Plan.

Figure 16: The site and the conservation area from Crescent Lane
Impact on designated heritage assets: Listed Buildings
10.26 121 Park Hill is a Grade II Listed building which lies directly behind 36 and 38 Kings Avenue. This
listed building is outlined in red within Figure 15 above. The listing description states:
Mid C19 villa on important corner site. Two storeys and basement, three windows. Stucco with
incised lines and angle pilasters supporting frieze. Slated roof of moderate pitch with eaves soffit
and pedimented stuccoed end chimneys. Moulded architraves and detached cornices to sash
windows with blind cases. Half glazed door in prostyle porch with square columns, sides now filled.
Rear elevation shown three full height bays, rounded at left, square in centre (with alteration) canted
at right.
10.27 There is only a glimpsed view of this Grade II Listed building from Crescent Lane and as such there is
no visual relationship between this property and the application site. Due to the scale of the proposed
building and the distance to this heritage asset, it is considered that there would be no harm to the
setting of the listed building. The proposal is therefore in compliance with Policy Q20 of the Local Plan.
Impact on Locally Listed Buildings
10.28 The former Ashby Mill Primary School and the mews development situated to the north of the site
along Lyham Road are locally listed buildings. These buildings comprise a picturesque former London
Board School in stock brick with red dressings, plain tiled roof and white painted timber windows along
with a single storey block which was once part of the former Ashby Mill Primary School.
10.29 The proposed building will increase its overall height by 2 storeys compared to the existing building.
Notwithstanding the increase in the height of the proposed building on the site, given the distance
between this locally listed building and the application site and because of the well-considered
massing, materiality and design of the new building, the former Ashby Mill Primary School and mews
development will remain prominent in its setting. The proposed building will sustain the former Ashby
Mill’s significance and its setting in accordance with Policy Q23 of the Local Plan and paragraph 197
of the NPPF.

10.30 28 Kings Avenue is a locally listed building which lies approximately 40 metres to the north of the site,
on the west side of the road. The application site is just visible in views of no 28 looking south along
King’s Avenue. The distance between this locally listed building and the application site will ensure
that there will be no impact to its setting and as such the proposal would be consistent with the
provisions of Policy 23 of the Local Plan and paragraph 197 of the NPPF.
10.31 The proposal would therefore not harm the setting of these locally listed buildings.
Cumulative impact
10.32 Officers have considered the collective, overall impact of the proposal and concludes that the
proposed building would cause no harm to the setting of the neighbouring conservation area, and
statutory and locally listed buildings.
Balancing exercise
10.33 Officers do not consider that there would be any harm to heritage assets resulting from the proposed
development and as such, the balancing exercise as set out in the NPPF is not required.
10.34 If Members come to a view that there would be substantial harm or total loss of the significance of a
designated heritage asset, consent should be refused, unless it is demonstrated that the substantial
harm or total loss is necessary to achieve substantial public benefits that outweigh the identified harm
or loss (as per paragraph 195 of the NPPF).
10.35 If Members come to a view that there would be less than substantial harm to the significance of a
designated heritage asset, the identified harm should be weighed against the public benefits of the
proposal, including where appropriate, securing the heritage asset’s optimum viable use (as per
paragraph 196 of the NPPF).
10.36 In this case, officers consider that the development provides the following public benefits:
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The delivery of a new Sixth Form college
Provision of an academic and relevant curriculum to support modern day needs in
employment
Entice more young people to stay in Lambeth and help maintain improving academic
standards
Local community benefit from having more skilled people
Employment for teachers and other staff
Jobs during the course of construction
Community use of the college outside its normal operating hours

Standard of school accommodation

11.1 There are no specific policies within the Lambeth Local Plan (2015) which relate to standard of
accommodation, including external amenity space for educational facilities. The Council seeks to
provide a good standard of accommodation for all schools. However, the Department for Education
(DfE) provides guidance on minimum floor space requirements within the document ‘Area guidelines
for mainstream schools - BB103’ dated June 2014.

11.2 The guidance is generally written to apply to new buildings in primary and secondary schools
(including 6th forms). However, the principles apply to all types of mainstream schools (i.e. all those
except special needs schools or those for alternative provision) and most of the detailed requirements
can be used when considering expansion of existing school buildings - whether they are to be
remodelled or unaltered.
11.3 The above guidance outlines the recommended maximum and minimum areas per pupil for
mainstream schools including for post-16 education facilities. The table below outlines the
recommended building areas for all types of mainstream schools:

Table 1: Recommended building areas for all types of mainstream schools
11.4 The total number of students for the proposed Sixth Form college is 600 and the total gross external
area (GEA) of the building is 6, 027m2 with the total gross internal area (GIA) being 5,250m2. The
Table above recommends a minimum area of 5sqm per pupil place in a post-16 mainstream school.
As such, there would be a requirement of 3,000sqm in total for all 600 students. The proposed Sixth
Form would meet the BB103 requirements for the recommended minimum areas for mainstream
schools.
11.5 Quality of accommodation is also determined by the specifics of the design and location of the site; the
impact these have on noise, light and social spaces are discussed below.

External social space
11.6 The proposal accords with the BB103 guidelines in relation to Sixth Forms for social spaces. The
guidelines state that social spaces should total at least 40m2 plus 0.3m2 for every sixth form pupil
place. The minimum social space therefore required for 600 students would equate to 220sqm; the
proposal would provide 221.5sqm of social space within the external area to the rear of the site.
Impact of ambient noise on the school accommodation
11.7 The management of internal noise levels within the development will require the use of building
services plant, which may give rise to potentially adverse noise impacts, both on and off site.
11.8 The Noise Impact Assessment prepared by Pace Consult Limited has concluded that plant noise
impacts are predicted to be either marginally or significantly below background level at all modelled
receptors. The report states that the plant will only be operated during the day and as such no night
time assessment has been undertaken. The proposed plant includes two air source heat pumps,
which may have an extended period of operation. The noise levels for some of the proposed plant
equipment have been assumed and will require verification during the operational use.
11.9 In order to ensure any adverse noise impacts are managed and mitigated, conditions requiring the
acoustic assessment of the operational building services plant are recommended (Conditions 12, 13
and 14).
Protection from Environmental Noise
11.10 The development site would be exposed to environmental noise occasioned by the proximity of major
roads and minimal aircraft noise from Heathrow airport. The Acoustic Feasibility report has identified
the need to protect the learning areas within the development from environmental noise. The Acoustic
Strategy Report provides further detail on the construction and ventilation measures to be employed to
ensure that the internal noise levels quoted in Building Bulletin 103‘The Acoustic Design of Schools’
are met.
11.11 As noted in the reports, several design elements are yet to be finalised. To ensure the educational
facility is adequately protected from noise, a condition is proposed requiring a scheme of noise
mitigation to be submitted for approval prior to occupation of the building (Condition 11).
Daylight
11.12 The proposed building has been designed in order to feel light and airy. The building has been
designed to incorporate large window openings and doors at ground floor level with other window
openings included throughout the development to ensure that the occupants of the building receive
sufficient daylight throughout the day.
Conclusion
11.13 It is officers’ consideration that the proposed development would provide a conducive learning
environment for students.
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Amenity for Neighbouring Occupiers
Daylight, Sunlight and Overshadowing

12.1 The beginning of the Agenda Pack contains broad contextual overview of the assessment framework
within which BRE compliant sunlight and daylight studies are undertaken. This includes an
explanation of the key terms and targets contained within the BRE guidance. The following
assessment has been made in the context of this information.
12.2 The application is supported by a daylight and sunlight report drafted by Avison Young, which has
been undertaken in accordance with BRE guidelines. The report assesses the impacts upon the
nearest residential properties as identified below:


Kings Avenue
- 1-12 Stevenson House & 1-20 Pembroke House, 71 Kings Avenue
- 1-12 Kings Quarter, 32 & 34 Kings Avenue
- 36 & 38 Kings Avenue
- 60-63 Queenswood Court, Kings Avenue



Crescent Lane
- 121-133 (odds) Crescent Lane
- 135 Crescent Lane
- 137 Crescent Lane



Lyham Road
- 89 Lyham Road
- 1, 2, 15 and 16 Prague Place, Blenheim Gardens Estate, Lyham Road
- 63 Lyham Road

12.3 The applications report has been reviewed by the council’s independent consultant on planning for
sunlight and daylight.
Daylighting Results
1-12 Stevenson House and 1-20 Pembroke House, 71 Kings Avenue
12.4 This property comprises a part three, part four storey (the four storey part parallel with Kings Avenue)
residential block with the south facing elevation facing the site.
12.5 The flats applicable for assessment within this relatively recent new-build block comprise 4 flats at
ground, first and second floor levels with windows that either face onto or in close proximity to the
proposed new college building. The arrangement of this neighbouring building at third floor level is not
known but there are limited windows/glazed doors facing the application site.
12.6 It is apparent that the windows/rooms to a number of these flats reviewed will have inherent limitations
to daylight given the part courtyard arrangement on plan and the projecting wings of this neighbouring
building. There is already a part inherent element of ‘self-obstruction’ and so in some instances, an
inevitable reliance on daylight flow from over the application site (in part it could be considered
seeking an inequitable share of daylight in reference to the BRE Guide). Equally, for windows that are
close to the site boundary that serve habitable rooms, it is inevitable that larger reductions in daylight
will occur for any meaningful development to take place on the application site. This is especially so
given that the application site has limited massing on the site (up to 2 storeys) and a significant part of
the site currently has no massing (car park/parade ground), therefore some existing values to
neighbouring daylight will be commencing at a higher level than would ordinary be the case within a
urban context.

Vertical Sky Component (VSC)
12.7 There are a number of windows with reductions in VSC exceeding 20% when considering reduction
from the existing VSC level to the VSC in the proposed scenario and in reference to typical EIA
classification. Table 2 below summaries the adversity of reductions to this neighbouring property, both
in terms of VSC and daylight distribution.
Floor

Room
ref

Room
use

Window ref

VSC
reduction
adversity

Ground

R1/10

Bedroom

R2/10
R3/10
R4/10
R6/10
R7/10

Bedroom
Bedroom
LD (excl
Kitchen)
Bedroom
LKD

R1/11

LKD

R2/11
R3/11
R5/11
R6/11

Bedroom
Kitchen
Bedroom
LKD

R1/12

LKD

R2/12
R3/12

Bedroom
Kitchen
(excl LD)
Bedroom
LKD

W1/10
W2/10
W3/10
W4/10
W5/10
W6/10
W8/10
W9/10
W10/10
W1/11
W2/11
W4/11
W5/11
W7/11
W8/11
W9/11
W1/12
W2/12
W3/12
W4/12
W5/12

Meets BRE
Meets BRE
Meets BRE
Minor
Minor
Minor
Major
Major
Minor
Meets BRE
Meets BRE
Moderate
Minor
Major
Major
Minor
Meets BRE
Meets BRE
Meets BRE
Minor
Minor

First

Second

R5/12
R6/12

Daylight
Distribution
reduction
adversity
Minor
Major
Moderate
Moderate
Major
Meets BRE
Major
Major
Meets BRE
Major
Moderate
Meets BRE

Meets BRE
Meets BRE

W7/12
Major
Moderate
W8/12
Major
Moderate
W9/12
Meets BRE
Third
R1/13
unknown
W1&2 /13
Meets BRE
Meets BRE
R2/13
unknown
W3,4,5,6 / 13 Meets BRE
Meets BRE
R3/13
unknown
W7,8,9 / 13
Meets BRE
Meets BRE
Table 2: 1-12 Stevenson and 1-20 Pembroke House – VSC and Daylight Distribution Reduction
Adversity Summary *R6/10– Ground floor flat, Stevenson House, R5/11 - First floor flat,
Stevenson House

12.8 In respect to the windows not meeting BRE Guide target criteria, these typically relate to the windows
which directly face the proposal (as opposed to windows perpendicular to the proposal) at ground, first
and second floors. The windows at third floor level meet the BRE Guide target criteria.
12.9 For those windows facing and set further back (within the ‘courtyard), reductions are typically minor
adverse and so the impact is considered acceptable.
12.10 The facing windows closest to the site (at the east-end projection), serve two rooms; a bedroom and a
Living/Kitchen/Diner (LKD) to the same flat (one bedroom flat) at ground, first and second floor. There
is no third floor level on this area of the building. Whilst the reductions to both rooms are ‘major
adverse’ in terms of VSC (albeit the LKD does have the benefit of an additional secondary window on
the east facing elevation which meets BRE Guide at 2 nd floor but ‘minor adverse’ reductions at ground
and first floor), in consideration of retained values, all VSCs in the proposed scenario would retain a
VSC effectively equal or over the mid-teens with the isolated exception of the ground floor bedroom
and the south facing window to the LKD (both facing the application site and are close to the
boundary).
12.11 In reference to the BRE Guide, it is recognised that where an existing building has windows that are
unusually close to the site boundary and taking more than their fair share of light, then an alternative
target criteria can be considered. Whilst the BRE guide does not provide any agreed alternative target
criteria, it is reasonable to consider that such windows would be more sensitive to development. The
LKDs within the eastern-end projection are at least dual aspect (the secondary window having minor
adverse reductions at ground and first floor and meeting BRE Guide target criteria at second floor).
With respect to the bedrooms, whilst adversity is recognised, daylight is considered less important to
such a habitable room and in part, the situation has resulted from the window being placed close to
the boundary.
Daylight Distribution
12.12 The BRE Guide states that where room layouts are known, the impact upon daylight distribution can
be found and this is a standard part of the assessment procedure.
12.13 Similar to daylight VSC, the adversity for reductions in daylight distribution are outlined in Table 2
above. At ground floor level, for daylight important rooms, the LKD (room R7), meets BRE Guide
target criteria and for the living/diner (area within) the second LKD analysed, there is ‘moderate
adversity’ but still retaining a daylight distribution of 66% in the proposed scenario which is considered
reasonable. The remaining four rooms analysed are bedrooms and whilst reductions do include two
rooms with ‘major adversity’, given their inherent window positions (one bedroom (R6), with a window
close to the boundary and the other bedroom (R2) with a window within an internal corner of the
block/courtyard), such reductions are inevitable.
12.14 At first floor level, for daylight important rooms (the two LKDs and one kitchen area), the kitchen meets
BRE Guide target criteria with then one LFD (room R6) having a ‘moderate adverse’ reduction, (with a
retained value of still over 60% daylight distribution) and the other LKD (Room R1) having a ‘major
adverse’ reduction. The window position and layout of this room means there is some inherent
sensitivity to this room and as such larger reductions are partly inevitable. The remaining two rooms,
both of which are bedrooms, would have a ‘major adverse’ reduction. Again due to the inherent
window positions (one bedroom R6, with a window close to the boundary and the other 9R2) with a
window located within an internal corner of the block/courtyard), such reductions are inevitable.

12.15 The rooms at second floor level, would meet BRE Guide target criteria with the exception of the
bedroom and LKD within the east-end projection which has windows close to the boundary. The
reduction to these rooms is ‘moderate adversity’ with retained values still in excess of 60% daylight
distribution which is considered reasonable. For the rooms at third floor level, daylight distribution
would meet the target criteria.
12.16 In consideration of the aforementioned analysis for both VSC and daylight distribution, officers
consider on balance, the daylight impact upon Stevenson and Pembroke House to be acceptable,
noting that about half the rooms in question are bedrooms (where daylight is less important) and that
for the remaining LKD rooms, the inherent arrangement of the windows which are predominantly
close to the site boundary, greater reductions in daylight is inevitable, especially given the fairly
limited massing currently on the application site.
1-12 Kings Quarter, 32 and 34 Kings Avenue
12.17 The majority of this three storey block of flats is perpendicular to the application site. Accordingly, all
windows and rooms considered for analysis have reductions in both VSC and daylight distribution that
readily meet BRE Guide target criteria and the levels retained in the proposed scenario are considered
especially good for an urban context (VSCs in excess of 27 and retained daylight distribution over
90%). In summary, any isolated reductions in daylight to this neighbouring property from the proposal
meet the BRE Guide target criteria and as such there is no adverse effect to this block of flats.
36 and 38 Kings Avenue
12.18 These properties are arranged over four floors, which includes a lower ground floor, and are divided
into a number of flats. Whilst the front windows to these properties are located opposite the application
site, the windows to this property are typically large period style, facing the shorter end elevation of the
proposed building and are also positioned a reasonable distance away - on the other side of a wide
road. All the windows and rooms that have been assessed have reductions in both VSC and daylight
distribution that readily meet BRE Guide target criteria and the levels retained are considered
especially good for an urban context (VSCs are still typically in excess of 27 and retained daylight
distribution over 90%). In summary, any isolated reductions in daylight to these neighbouring
properties meet the BRE Guide target criteria and as such there is no adverse effect to these
properties.
60-63 Queenswood Court, Kings Avenue
12.19 This four storey block of flats has a return flank elevation with windows within the north facing
elevation, which is located on the opposite the end of the application site. Whilst the room uses and
layouts for this building are not known, it is evident that there are a small number of windows, which
do not serve habitable rooms. From the habitable rooms reviewed for daylight, there is a small number
of windows at ground and first floor that do not meet the BRE Guide target criteria for VSC. At ground
floor, there is 1 No window with a ‘minor adverse’ reduction and 1 No window with ‘moderate adverse’
reduction. At first floor level, there are 4 No. windows with ‘minor adverse’ reduction. All the remainder
of windows on this floor and for the second and third floors above, meet BRE Guide target criteria for
VSC.
12.20 With respect to daylight distribution, all rooms meet the BRE Guide target criteria in terms of
reductions with the isolated exception of one room, having a ‘minor adverse’ reduction at ground floor.
12.21 In summary, the majority of reductions to daylight (VSC and daylight distribution) meet BRE Guide
target criteria with some VSC reductions at the lower floors, which typically have a ‘minor adverse’
reduction; such impacts re considered acceptable.

121-133 (odds) Crescent Lane
12.22 The front north facing elevation to this run of two storey residential terrace of properties, face the
proposed development (Nos. 123 and 133 also have attic accommodation). The proposed new
building has a set-back on the elevation line at the top storey which will, in part, mitigate some of its
impact on these neighbouring properties.
12.23 In terms of impact to daylight VSC, there is a ‘minor adverse’ impact at the ground and first floor level
windows, which serve habitable rooms, increasing to ‘moderate adversity’ at Nos. 127 and 129 at
ground floor level. In terms of retained VSC values, all VSCs are typically above a VSC value of 20
with only three isolated instances and in those instances, the lowest VSC value is 19.4 which is still
reasonable within urban context.
12.24 In terms of daylight distribution, there is some increased adversity when compared with the VSC with
‘major adverse’ reductions to 6 rooms, ‘moderate adversity’ to 1 room and then the majority of rooms
remaining having ‘minor adversity’. However, in all instances, with the isolated exception of 2 rooms,
the proposed values of daylight distribution in the proposed scenario, would remain with over half the
room area having access to direct skylight which is considered acceptable within an urban context.
For the 2 rooms falling below half the room area in the proposed scenario, the retained value is that
just over 45% of the room area have access to direct skylight (at the working plane).
12.25 Whilst there is some impact to the daylight received at these properties, in consideration of typical
retained values, such impacts would be considered acceptable within an urban context.
135 Crescent Lane
12.26 Adjoining 133 Crescent Lane, this property also has the front north facing elevation opposite the
proposal but towards the end of the proposal and to some extent benefitting from reduced obstruction
due to Lyham Road being almost perpendicular to this property. Accordingly, all windows and rooms
analysed have reductions in both VSC and daylight distribution that readily meet the BRE Guide target
criteria.
137 Crescent Lane
12.27 Adjoining 135 Crescent Lane, this property also has a north facing elevation. All windows and rooms
analysed have reductions in both VSC and daylight distribution that readily meet BRE Guide target
criteria.
89 Lyham Road
12.28 This residential block is arranged with basement/lower ground (lightwell windows), ground, first and
second floor plus dormer accommodation and is located opposite the eastern end of the application
site. In this case, reductions to VSC typically meet BRE Guide target criteria with the exception of
reductions at ground and first floor levels, which have ‘minor adverse’ reductions. However, it is noted
that these ground and first floor windows have some daylight inherently limited by the presence of a
projecting walkway/balcony above. The BRE Guide allows to consider analysis ‘without balconies’ in
order to consider whether the sensitivity is resulting from the inherent obstruction of the balcony/deck
access or whether the sensitivity is due to a proposed development. The submitted analysis results for
VSC ‘without balconies’ show that all windows would meet the BRE Guide target criteria. On this
basis, reductions in VSC should be considered acceptable.

12.29 In terms of daylight distribution, 3 rooms were analysed at basement/lower ground (lightwell windows),
which have ‘minor adverse’ reductions in daylight distribution and 3 rooms at ground floor which have
reductions, respectively of 1 room meeting BRE Guide target criteria, 1 room with ‘minor adversity’
and 1 room with ‘major adversity’ (retained value for the latter in the proposed scenario is 45%.)For
first and second floor, reductions in daylight distribution meets BRE Guide target criteria.
12.30 It is noted that in the ‘without balcony’ analysis, the results submitted appear to make minimal
difference in this instance to the analysis results and so the projecting balcony/deck access has limited
effect on daylight distribution in this case.
12.31 On balance, officers consider that reductions in daylight typically meet BRE Guide target criteria and
would be considered acceptable.
1, 2, 12 and 16 Prague Place, Lyham Road
12.32 This four storey residential block is adjacent, to the north of 89 Lyham Road. The analysis shows that
reductions in VSC typically meet BRE Guide target criteria with the isolated exception of 2 recessed
balcony windows at first floor (W3/111 and W1/111), which have ‘minor adverse’ reductions.
However, the daylight to such windows will be inherently limited by the presence of the recessed
balcony arrangement. The BRE Guide allows consideration a ‘without balconies’ analysis in order to
assess whether the sensitivity is resulting from the inherent obstruction of the recessed balcony or
from a proposed development. The submitted analysis results for VSC ‘without balconies’ would all
meet BRE guide target criteria. On this basis, the VSC reductions are considered acceptable.
12.33 In respect of daylight distribution, all reductions meet BRE Guide target criteria.
63 Lyham Road
12.34 This property is situated further along Lyham Road and does not have an elevation with windows
directly opposite the proposal. The nearest windows to the proposal have been reviewed for both
daylight VSC and daylight distribution and any reductions meet the BRE Guide target criteria.
Sunlight and Overshadowing
12.35 On the aspect of sunlight to neighbouring habitable rooms (living rooms are the main sun important
rooms) and for windows applicable for consideration (those that face within 90 degrees of south) the
analysis review confirms that reductions all meet the BRE Guide target criteria, with only one isolated
exception relating to one neighbouring property as summarised below:

1-12 Stevenson House & 1-20 Pembroke House, 71 Kings Avenue
Ground floor rooms:Room R4/10 (LKD) served by:Window W5/10 (LKD): Winter hours: does not meet BRE target criteria – existing 8% reduced to
1% proposed.
Window W6/10 (LKD): Winter hours: does not meet BRE target criteria – existing 8% reduced to
1% proposed.

Room R7/10 (LKD) served by:Window W9/10 (LKD): Winter hours: does not meet BRE target criteria – existing 1% reduced to
0% proposed.

Window W10/10 (LKD :Annual Probable Sunlight Hours: does not meet BRE target criteria - existing 39% reduced to
15% proposed.
Winter hours: does not meet BRE target criteria – existing 7% reduced to 0% proposed.

First floor rooms:Room R1/11 (LKD) served by:Window W1/11 (LKD): Winter hours: does not meet BRE target criteria – existing 8% reduced to
0% proposed.
Window W2/11 (LKD): Winter hours: does not meet BRE target criteria – existing 10% reduced to
3% proposed.

Room R6/11 (LKD) served by:Window W8/11 (LKD): Winter hours: does not meet BRE target criteria – existing 23% reduced to
0% proposed.
Window W9/11 (LKD):Annual Probable Sunlight Hours: does not meet BRE Guide target criteria - existing 48% reduced
to 21% proposed.
Winter hours: does not meet BRE target criteria – existing 14% reduced to 0% proposed.

Second floor rooms:Room R6/12 (LKD) served by:Window W8/12 (LKD): Winter hours: does not meet BRE target criteria – existing 27% reduced to
4% proposed.
Window W9/12 (LKD) Winter hours: does not meet BRE target criteria – existing 14% reduced to
0% proposed.

12.36 In respect to 1-12 Stevenson House and 1-20 Pembroke House, 5 rooms would no longer meet
sunlight criteria for ‘winter hours’. Whilst it is noted that some reductions in sunlight are quite
extensive, this really relates to high sunlight levels currently enjoyed as there is limited massing on the
application site, which is immediately to the south of this neighbouring property.
12.37 Given that only one neighbouring property will have some living rooms with reductions not meeting
BRE Guide target criteria, in respect of these living rooms the main impact relates to 5 living rooms for
winter sun as opposed to Annual Probable Sunlight Hours (APSH). Such impact is considered
acceptable because winter sunlight will be inherently harder to maintain especially for urban areas.
Given the lower angle and shorter duration that the sun appears in the sky during winter months and
because of there is limited massing currently on site and that the site is to the immediate south of this
neighbouring property, there will be inherent sensitivity to development.
12.38 In terms of amenity areas, the main consideration is again the neighbouring 1-12 Stevenson House
and 1-20 Pembroke House, which appears to have a small garden area adjacent to the site (within the
courtyard) and a larger garden area further away from the application site. Whilst no overshadowing
review has been undertaken in terms of the impact of the proposal upon the sunlight to such
neighbouring amenity areas, it is anticipated that there would be an adverse effect to the small
courtyard garden with reductions not meeting BRE Guide target criteria. This area will no longer be
able to receive sunlight and conversely, for the larger garden which is further away, there will be
limited effect on it from the proposed because the shadow path of this garden area is primarily driven
by the inherent massing and arrangement, which forms 1-12 Stevenson House and 1 and 20
Pembroke House.
12.39 Provided all residents of 1-12 Stevenson House and 1-20 Pembroke House have access to the large
garden, then on balance, the impact on the amenity areas as a whole would be considered
acceptable.
Conclusion
12.40 On balance, whilst the proposed scheme would result in some isolated adverse and noticeable
reductions in daylight (but not for sunlight with the exception to neighbouring 1-12 Stevenson House
and 1-20 Pembroke House such reductions would be considered reasonable having regard to a
number of factors including: existing limited massing on the site, inherent context and positioning of
windows/rooms in relation to the site (especially those neighbouring windows close to the site
boundary) and the urban locality and context of the application site.
Overlooking and Privacy
12.41 Policy Q2 states that development will be supported if (ii) acceptable standards of privacy are provided
without a diminution of the design quality; (iii) adequate outlooks are provided avoiding, wherever
possible, any unacceptable levels of overlooking.

12.42 The proposed northern elevation of the building would be located in close proximity to several
windows of Stevenson House. These windows currently benefit from direct views over the site. The
closest windows on the proposed northern elevation would serve the main hall and have been
designed to be at high level. Due to this arrangement, there will be no direct views from these
windows towards these neighbouring properties. The proposed classroom windows, situated further
east on this elevation, would be off-set from the south facing windows of the adjacent property, and so
only oblique views would be possible. These views are not considered to result in undue overlooking
or loss of privacy to neighbouring properties. A condition (condition 36) is however recommended
requiring the closest western window of ‘general classroom 2’ located at the first floor level, is obscure
glazed and non-opening up to 1.7 metres above finished floor level (FFL). This would further
safeguard the privacy of neighbouring residential occupiers.
12.43 On the south elevation, the nearest habitable windows would be across a public highway (Crescent
Lane) and would be at least 14 metres away from the application site, which would ensures that there
would be no unacceptable loss of privacy to these neighbouring properties.
12.44 With respect to the west and east elevation (front and rear of the development); the front elevation
would be situated 33 metres from the nearest habitable rooms opposite the site on Kings Avenue. The
rear elevation would be situated 25 metres from the nearest habitable windows on Lyham Road. As
such these properties would not suffer loss of privacy with the development in place.
Outlook and Sense of Enclosure
12.45 Policy Q2 states that development will be supported if: (iii) adequate outlooks are provided avoiding,
wherever possible, any undue sense of enclosure.
12.46 With regard to Stevenson and Pembroke House, the proposed development has been designed so
that the 2 storey element of the proposed scheme is sited directly in front of the closest habitable
rooms of these flats. This arrangement is similar to the existing situation. It is noted that the proposed
building does also step up to 4 storeys, however this set back elevation would be situated at least 14
metres away from the habitable windows of these properties. As such, the existing occupiers will still
have sufficient outlook and the proposed development would not appear visually overbearing when
viewed from these neighbouring properties.
12.47 With regard to all other neighbouring properties on Crescent Lane, Lyham Road and Kings Avenue,
given the separation distances between them and the application site and the positioning of windows
in the new building, the proposal would not appear result in an overbearing sense of enclosure to or
restrict outlook from these properties.

Noise and Vibration
12.48 All teaching areas are to be naturally ventilated and would comply with the noise criteria set out in
BB109.
12.49 To help ensure noise is managed, conditions are recommended requiring a noise limit on amplified
sound, submission of details of plant noise and a maintenance plan for fume extraction from the
kitchen area (conditions 11, 12, 13 and 14, respectively).
12.50 It is common for school premises to be used outside school hours, to host community or other
activities. These uses can lead to conflicts with adjoining occupiers if not managed properly. It is
recommended that a Community Use Management Plan, which would include measures to minimise
impacts associated with the community use of the site on the living conditions of neighbouring
residents, be secured as a condition of consent (condition 30). This plan will also allow for the shared
use of the school for wider community uses as long as such uses do not unacceptably harm the
amenity of the area.
12.51 Noise during construction would be subject to a Construction Environmental Management Plan
(CEMP) that would require clearly identified mitigation measures and commitments to communicating
the construction program with local residents. This will be secured by condition (condition 5).
External Lighting
12.52 The height and the proximity of the proposed scheme to adjoining residential developments may
cause issues in terms of light trespass and glare if external lighting is not appropriately designed. It is
recommended that this matter is further considered and such further details could be secured by
condition (conditions 16 and 17).
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Designing Out Crime

13.1 London Plan Policy 7.3 states that development should amongst other things, reduce opportunities for
crime and contribute to a sense of security in particular, well maintained routes, clear indication of
spaces being private, semi-private or public and natural surveillance, encourage activity appropriate to
the location, promote a sense of ownership of spaces, places and buildings and integrate security
features into the design. Lambeth Local Plan policy Q3 requires new development to design out
opportunistic crime, anti-social behaviour and fear of crime in a site-specific manner.
13.2 The proposed security and access strategy has been developed in line with the best practice
principles as set out in the Secured by Design (SBD) New Schools (2014). A secure boundary is
proposed with access to the main entrance, parking and service yard controlled via the reception
within the building.
13.3 The application was referred to the Metropolitan’s Police Design out Crime advisor, who raised no
objection to the development, subject to a condition requiring that the school to achieve SBD New
Schools certification (condition 29).

13.4 It is noted that concerns have been raised in the neighbour consultation process in relation to loitering
of students. The Design Out Crime officer has advised that this is an issue that needs to be addressed
with the school. The behaviour of students outside of the school, in their opinion, is not something that
can be ‘designed out’ of the proposed development and therefore there is nothing they can suggest
with regards to physical measures or design features which would prevent such an eventuality. In the
Design out Crime officer’s opinion because the students would have their own, more independent
social space within the site ,it is likely they will more spend time on the school premises rather than
hanging around outside the school This might minimise actual occurrences or the perception of antisocial behaviour.
13.5 Given the above, it is officers’ consideration that the proposal would not give rise to any significant
anti-social behaviours or contribute to a sense of insecurity as a result of increased opportunities for
criminal activity. Subject to a condition (condition 29) securing SBD certification, the application would
be in compliance with London Plan Policy 7.3 and Policy Q3 of the Local Plan.
14

Trees and Landscaping

14.1 Policy Q9 of the Local Plan states that development will be supported where provision is made for
landscaping for future growth and aftercare, existing features are retained and enhanced, including
any habitat as well as creating new ones, maximises greening opportunity, uses locally characteristic
species, takes account of existing and potential routes, provides strong boundary treatments, avoids
leftover spaces, are attractive and provides sustainable drainage and minimises runoff.
14.2 The submitted Arboricultural Assessment by the Ecology Consultancy identifies that there are no
existing trees on site. As such the report has assessed the value of the street trees (Himalayan Birch)
on Crescent Lane (T1-T10) and a European hornbeam (T11) within the adjoining neighbouring
property. This tree will not be affected by the development proposals. The street trees along Crescent
Lane will be protected by a 2.4 metre tall hoarding barrier during the construction phase in order to
protect their stems and canopies.
14.3 A scheme of soft and hard landscaping is proposed; however due to the site constraints this would be
relatively limited but would be an improvement to the existing situation. There will be a landscaped
courtyard to the main entrance (frontage) with ornamental shrub planting along with planting beds.
The eastern (rear) courtyard has been designed to provide a social and dining space for students.
Amphitheatre seating would provide informal seating and social gathering space. Ornamental planting
and three new trees are proposed along with raised planting beds as part of the scheme landscaping.
14.4 The proposed landscaping layout and treatment are considered reasonable and the council’s
Arboricultural Officer is satisfied with the proposal however details of design, management regime and
plant species would be secured by condition (condition 23). On this basis the development would be in
compliance with Policies Q9 and Q10 of the Local Plan (2015).
15

Ecological and Biodiversity

15.1 A preliminary ecological appraisal has been undertaken by the Landscape Partnership in support of
the application. The site has no ecological designation and there are no sites of designated ecological
value within 1km of the site. There are also no habitats connected to the site so there would be no
indirect impacts on designated sites of ecological or biodiversity value.
15.2 The existing site currently has very limited ecological value and, the biodiversity of the site was found
to be negligible. This will be improved as a result of the proposed ecological enhancements being
considered for the site by way of the installation of a green roof, bird boxes, trees and planting, which
would be in compliance with Policy EN1 of the Lambeth Local Plan. Further details of these aspects of

the development including provision of bird nesting boxes will be secured by condition (conditions 23
and 26).
15.3 It is further recommended than an informative be added to any consent advising that landscaping
schedules should endeavour to include, within reason, measures to promote biodiversity including
features attractive to bats and/or wild birds, and the use of native species typical of locality and ground
conditions or naturalised areas. The applicant should act on good practice to maximise the site’s
landscape, visual and horticultural quality, ease of maintenance and to provide long-term
environmental benefit.

16

Transport
Site context

16.1 The application site is located on the junction of two Borough Roads (Kings Avenue and Crescent
Lane). The nearest strategic road is the A23 Brixton Hill, which is 680 metres to the east of the site.
The site has a moderate public transport accessibility level (PTAL) rating of 3. The roads within the
vicinity of the site are located within a Controlled Parking Zone (CPZ) which operates from Monday to
Friday between 08:30AM and 18:30PM. The existing parking bays are shared with pay and display
restrictions to a maximum permitted stay of 4 hours. The roads to the west of the site are located
within a CPZ, which operates from Monday to Friday 10:00AM to 12:00PM.
16.2 The site is approximately 1km (13 minute walk) from Clapham North and Clapham Common
Underground Stations. Clapham South Underground Station is located approximately 1.7km southwest of the site (21 minute walk)
16.3 The nearest bus stops to the site are located on King’s Avenue, around 10 metres to the north of the
site’s western frontage for southbound services and 100m south of the site’s western frontage for
northbound services. The bus stops are served by routes 137, 355 and 417.
16.4 The site has two separate gated access points, one from King’s Avenue and the other from Lyham
Road. The existing priority controlled site access junction on Kings Avenue would be retained and
used to provide vehicular access to the proposed disabled parking bays.
16.5 There is a signalised pedestrian crossing on the B221 Kings Avenue/Crescent Lane directly to the
south-west of the site. This provides access to northbound bus services on Kings Avenue.
16.6 The London Cycle Network 25 runs along Crescent Lane onto Lyham Road and is a dedicated onstreet contraflow cycle lane, which wraps around the site boundary.
Sustainable travel
16.7 Policy T1 states that Lambeth will promote a sustainable pattern of development in the borough,
minimising the need to travel and reducing dependence on the private car.
16.8 Pedestrian access to the school would be via a segregated pedestrian gate on Kings Avenue and
provide access to students, staff and visitors. A gated access to the cycle store would be provided
from Lyham Road.
16.9 Policy T3 of the Lambeth Local Plan 2015 states that Lambeth would require the provision of
appropriate secure and covered cycle parking facilities in accordance with the minimum standards set
out in the London Plan and will expect these standards to be exceeded. Policy Q13 of the Lambeth
Local Plan sets the requirements for cycle storage design.
16.10 The Draft New London Plan requires a minimum level of cycle parking provision of 1 space per 8
students plus 1 space per 8 staff (long stay) and 1 space per 100 students (short stay, i.e. for visitors),
which would equate to the following minimum level of provision for this proposal:



84 long stay cycle parking spaces for students and staff
6 short stay cycle parking spaces for visitors

16.11 A total of 90 cycle parking spaces would be provided for staff, students and visitors in accordance with
the minimum standards set out in the Draft New London Plan. Cycle parking spaces would be
covered, secure and illuminated. Cycle parking would be provided in the form of two-tier racks. One
rack will be provided at the main entrance with 30 cycle spaces and the other to the rear of the site off
Lyham Road and would provide 60 cycle parking spaces. There is an aspiration that at least 25% of
the total cycle parking provision should be of the most accessible type, such as ‘Sheffield’ stands, of
which 5 per cent of the total cycle parking provision should be designed and clearly designated for
larger and adapted cycles. The site is very constrained and as such it is not possible for Sheffield
Stands to be provided. The applicant has confirmed that the two-tier cycle racks will be gas assisted
for ease of use. This is considered acceptable.
16.12 There is an existing cycle route network surrounding the site including Cycle Superhighway 7 and
London Cycling Network Routes 5 and 25. It is considered that there is existing capacity of this
network for the proposed development.
16.13 A cycling Environment Review System (CERS) audit has been undertaken. A total of 3 links and 4
junctions were assessed and all show Green RAG classification, except Josephine Avenue/Brixton
Hill/Lambert Road junction which was classified as Amber. This is due to the fact the junction consist
of crossing the A23 Brixton Hill which has high traffic flows which therefore provides little opportunity
for cyclists to cross.
16.14 A travel plan would be secured via a section 106 agreement that would encourage the take up of
sustainable modes of transport.
Car parking & servicing
16.15 The site is within a Controlled Parking Zone (CPZ). Teachers and other staff would be subject to a
parking permit restriction and as such would not be eligible to apply for parking permits; this provision
would be secured by way of a section 106 legal agreement.
16.16 The proposal does not provide general on-site parking, this reflects the need to reduce dependence
on private car use in accordance with relevant policies in the London Plan and Local Plan.
16.17 Three accessible parking spaces would be provided. This accessible parking provision would accord
with standards set out within the Draft New London Plan and Draft New Lambeth Local Plan. Two
bays would be provided on site, with access from Kings Avenue close via the main entrance. These
parking bays would also be fitted with electric vehicle charging points (condition 37). One bay would
be provided offsite, located at the western end of the row of on-street parking on the northern side of
Prague Place. From this location, disabled users would be able to use the eastern access into the
school from Lyham Road.
16.18 The proposed on-street disabled car parking bay would result in the loss of one on-street parking bay
on Prague Place. Highways have confirmed that this parking bay can be re-provided between two
vehicle crossovers on the western side of Lyham Road adjacent to No.7
16.19 A delivery and servicing plan (DSP) has been submitted with the Transport Assessment. It was agreed
that delivery and servicing vehicles cannot be safely accommodated on site given the constraints of
the site. There would be insufficient space on site to allow for access/egress to be made in forward
gear or to allow a vehicle to perform a manoeuvre without a potential conflict with students/staff
travelling on foot.

16.20 As such, delivery and servicing will take place on street from a new, dedicated loading bay located on
Prague Place to the east of the site. A preliminary design of the loading bay includes vehicle swept
path analysis of a 7.5t Box Van accessing and egressing the loading bay in forward gear. The
proposed loading bay would measure 10.0m long and 2.0m wide. A swept path analysis has been
submitted showing a 300mm error margin. The proposed loading bay would require goods being
trolleyed across the public highway and there would be a dropped kerb section along the footway of
Lyham Road for deliveries to be wheeled into the service area.
16.21 It is estimated that the existing length of the parking bay can accommodate a maximum of 8 parked
cars if all vehicles parked in the most efficient way, based on 6 x standard parallel parking bays of 6m
long and 2x parallel parking bays at each end measuring 4.8m long. The proposed loading bay would
result in a reduction in length of the section of on-street parking bay on Prague Place from 45m to
35m. This length of parking bay could accommodate 6 parked cars, based on 5 x standard parallel
parking bays of 6m long and 1 x parallel parking bay at the eastern end measuring 4.8m long. In terms
of mitigating the reduction in on-street parking and to provide certainty with regard to the capacity of
this section of parking bay it is proposed to provide carriageway white line markings to better organise
the existing on-street parking and to create individual parking bays along this section of Prague Place
and also on the Crescent Lane and Lyham Road on-street parking bays close to the site.
16.22 Furthermore, officers can confirm that following several site visits, it is noted that the existing parking
bays on Prague Place are underutilised during the day. As such, the reduction in the number of
existing on-street parking bays to accommodate the new loading bay would not amount to an increase
in the demand for parking spaces during the daytime. It is noted that these spaces are more widely
used outside of business hours, however as both the loading bay and the new accessible parking bay
will be available for anyone to use, the existing on-street parking provision would remain.
16.23 It is proposed that refuse collection would take place from the Lyham Road carriageway on the
western side of the road adjacent to the site access. A new dropped kerb is proposed on the western
side of Lyham Road to allow bins to be trolleyed between the bin store and the rear of the refuse
vehicle. The proposed refuse collection strategy would ensure that bin dragging distances are
minimised. The proposed strategy includes vehicle swept path analysis with a 300m error margin of a
Large Refuse Vehicle travelling southbound along Lyham Road and accessing and egressing the
refuse collection area in a forward gear.
16.24 It is estimated that the proposal can generate six two way servicing trips a day, with two trips in the
AM peak. All servicing should take place outside peak times. This will be reflected within the final
servicing and delivery plan (condition 15).
Network impacts
16.25 The proposed school would accommodate 600 students and 70 teaching and other staff, so will result
in a significant uplift in trips to and from the site.
16.26 An estimate of multi-modal trip generation associated with the proposed development has been based
on a first principles, evidence-based approach. The existing Travel Plan for the nearby Harris
Academy Secondary School within Lambeth has been used to predict modal share for the proposed
development.

16.27 According to multi modal trip generation presented in the Transport Assessment, 25% of students will
walk or cycle, 63% of students will travel by public transport and 5% of students will be driven to the
school. The proportion of students arriving to the site by car has been reduced manually to reflect the
fact that sixth form students are older and more likely to travel independently and therefore less likely
to require drop-off/pick-up. It is also noted that the site is within a CPZ and directly adjacent to a main
bus corridor and as such public transport will be the main mode of transport to and from the college.
16.28 In terms of the catchment area of the proposed college, it is expected that students would live locally
within Lambeth. This has been advised by the Harris Academy.
16.29 No drop off/pickup area is proposed. Drop-offs / pick-ups would most likely be made in the vicinity of
the site and not necessarily adjacent to it. It would be the responsibility of the motorists dropping
off/collecting pupils to abide by the parking restrictions in the area. Dropping off or collection of
passengers is permitted but waiting is not. Newsletters to parents/students, administered through the
Travel Plan will advise/remind those that travel to and from the school by private vehicles of the
vehicle parking restrictions in place and to act accordingly.
Public transport impact assessment
16.30 Transport for London (TfL) Buses have requested a financial contribution of £375, 000 to be secured
via a section 106 agreement to be paid over a five year period for an additional bus on the 355 route
to deal with capacity issues especially in the am peak. The proposed sixth form is more than a 10
minute walk from the nearest London Underground Station at Clapham North, and as such the
majority of journeys will be on the 137, 355 and 417. The 355 northbound is at capacity in the am peak
hours, therefore the additional trips generated from this development would result in these routes
being over capacity.
16.31 The applicant has agreed in principle to a financial contribution being made towards an additional bus
on the 355 route; however the final amount of the contribution is subject to on-going discussions with
TfL buses to ensure that the final financial contribution is truly related to evidenced demand for new
buses. The final contribution will be agreed prior to the Planning Applications Committee Meeting and
will be reported by way of addendum.
Personal Inquiry Accident Data
16.32 A record of personal injury accidents that have occurred on the local highway network for a 5 year
period from 2014 has been obtained. The accident analysis study area includes the road network
immediately surrounding the site. During the 5 year period a total of 4 accidents were recorded within
the accident analysis study area, all classified as ‘slight’.
Construction Impacts
16.33 A construction management plan has been submitted with the application. This has been reviewed by
Lambeth Highways who are satisfied with the proposal. However, Transport for London (TfL) have
reviewed the proposal and require a detailed demolition and construction management plan to be
submitted. As such, a condition will be attached requiring the submission of a final detailed demolition
and construction management plan (Condition 5).
Mitigation
16.34 To summarise, officers consider that the transport and highway impacts of the scheme can be
mitigated subject to the following measures:
Secured by condition:
 Construction Management Plan (Condition 5)




Details of cycle parking (Condition 27)
Delivery and servicing (Condition 15)

Secured by planning obligations:
 Travel plan and monitoring fee of £5,300
 Teacher parking permit restrictions
 Re-instatement of a continuous footway at the existing access point via s278 agreement
 Financial contribution towards additional bus services / capacity. The final contribution is
subject to on-going discussions and will be reported by way of addendum.
 Financial contribution towards the delivery of 1 disabled parking space, 1 loading bay and any
other re-located on street parking bays. The final contribution is subject to on-going
discussions and will be reported by way of addendum.
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Sustainable Design and Construction

17.1 Policy EN4 of the Lambeth Local Plan 2015 requires new development to meet high standards of
sustainable design and construction.
17.2 Policy 5.2 of the London Plan seeks to ensure that development proposal make the fullest contribution
to minimising carbon dioxide emissions.
17.3 The building would be built to high thermal efficiency, satisfying the ‘Be Lean’ requirement of the
Mayor’s energy hierarchy. Through energy efficiency and passive design measures alone, a 21%
carbon reduction is expected to be achieved at the ‘Be Lean’ stage alone. This exceeds the draft
London Plan requirement in Policy S12, which states that all non-residential developments should aim
to achieve a 15% reduction through energy efficiency measures alone. A combined heat and power
plant was discounted as the number of hours required for heating was too low to make it viable. This
satisfies the ‘Be Clean’ requirement. Finally, the ‘Be Green’ requirement would be met by a gas
absorption heat pump used alongside PV panels. This results in a 15% reduction in CO2 emissions
from the renewable energy. The proposed measures achieve a total 36% reduction target of regulated
emissions against the baseline and therefore meets the requirements of the London Plan.
17.4 The development is not located near any site-wide heat network but the design of the building would
have provision for a future connection should it be required.
BREEAM
17.5 Policy EN4 (b)(i) states that all new non-residential development, should meet at least BREEAM
‘Excellent’ unless it has been demonstrated that it is not technically feasible or viable to do so, in
which case proposals should demonstrate a ‘Very Good’ rating with a minimum score of 63 per cent.
17.6 The application has provided appropriate justification as to why the development cannot achieve
BREEAM Excellent. As such, officers have accepted a BREEAM rating of Very Good with a minimum
score of 63%. The BREEAM pre-assessment demonstrates that a rating of Very Good with a score of
66.7% can be achieved. A condition would be applied requiring the project to achieve at least a Very
Good rating at completion stage (condition 19).
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Other Environmental Matters
Flood Risk

18.1 Policy EN5 of the Lambeth Local Plan sets out that flooding in the borough will be minimised through
applying a sequential, risk based approach to the location of development to avoid flood risk to people
and property. For all developments, it must be demonstrated that development will be safe, and where
required it will reduce fluvial, tidal, surface run-off and groundwater floor risk through using appropriate
flood risk measures, including the use of sustainable drainage systems.
18.2 Policy EN6 sets out that development proposals should ensure that the layout and design does not
have a detrimental impact on floodwater flow routes across the site and demonstrate that there will be
a net decrease in both the volume and rate of the run-off leaving the site by incorporating sustainable
drainage systems to maximise amenity and biodiversity benefits and improve the quality of water
discharge.
18.3 The site is located within Flood Zone 1, which means that the site has a less than 0.1% chance of river
or sea flooding each year. Risk of flooding from other sources including reservoirs, canals,
groundwater and sewers was also assessed to be low.
18.4 The discharge strategy for the site will remain as existing and discharge to the sewer network. Given
the geology of the local area and the fact a connection to the sewer already exists, this strategy is
considered appropriate.
18.5 A sustainable drainage strategy has been proposed in order to reduce surface water runoff rates and
the contribution to surface water flooding. The proposed strategy is to capture surface water runoff
and store it within an underground attenuation storage. Water would then be released at the restricted
rate of 2l/s. This would be acceptable subject to a condition requiring the submission of a detailed
sustainable drainage system strategy and a management/maintenance plan of the final surface water
management system (condition 20). Subject to this the application would be in compliance with
London Plan Policy 5.12 and Local Plan Policy EN5.
Air Quality
18.6 The Mayor’s Sustainable design and Construction SPG 2014 provides benchmarks for emission of
buildings and emissions from transport for different types of uses. If the emissions of the proposal do
not exceed these benchmarks, the development is considered to be ‘air quality neutral’.
18.7 The proposed development is a major development located in the Lambeth-wide Air Quality
Management Area. The proposed development meets the air quality neutrality requirements for
transport and building emissions.
18.8 The development has been identified as medium risk during demolition and earthworks, and low risk
during construction and track out movements. There are human receptors within 20m of the site
boundary. It is therefore recommended that a comprehensive air quality and dust management plan
be secured by condition (condition 6). A condition for the registration and compliance of non-road
mobile machinery with air quality standards is also recommended (condition 7).

Land Contamination
18.9 The application submitted a Phase One (Desk study) and Phase Two (Intrusive site investigation)
reports. A number of potential contaminant linkages were identified in the Phase One report, however
these were not confirmed in the subsequent Phase 2 investigated. As such, no remedial actions are
proposed.
18.10 The council’s environmental health consultant has reviewed the contamination risk of the site along
with the submitted reports. The EH consultant has advised that although no potential contaminant
linkages were found, the building on site has not yet been demolished and part of the site remains
unexplored. As such, there is a potential that contamination may remain at the site and this cannot be
fully discounted until the buildings have been cleared and the ground examined. A condition requiring
unexpected contamination to be investigated, reported and remediated will therefore be imposed
(condition 9 and 10).
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Employment and Training

19.1 Policy ED14 of the Lambeth Local Plan states that planning obligations should be used to secure
employment opportunities and apprenticeships during the construction phase of major developments
and during the operation of the end use (if applicable), so that local residents are given access to the
right skills and training so that they can take advantage of opportunities created by the development.
The Council’s SPD on Employment and Skills (2018) sets out a list of objectives that are required to
be achieved through a s106 obligation including the requirement for major developments to seek to
secure a minimum of 25% of all jobs generated by the development (in both construction phase for the
first two years end-use occupation of the development) for local residents. In this case, only the
construction phase is considered to be appropriate.
19.2 As this development is for a school an end-use plan would not be an appropriate or reasonable
obligation to secure. The SPD envisages that the applicant will be asked to work towards delivery of
that target through the carrying out of an approved site specific employment and skills plan, which
would be designed to include the intended target numbers and types of job opportunities.
19.3 The SPD expects an element of flexibility in how the applicant may agree to work towards the delivery
of employment and skills’ obligations, for example as regards the target mix of jobs, apprenticeships
and/or bespoke employment training and support arrangements. The employment and skills plan
should also set out how the applicant will aim to deliver young people’s training and careers initiatives.
Details of an employment and skills plan would be secured by way of a section 106 legal agreement.
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Planning Obligations and CIL

20.1 The LLP Policy D4 and Annex 10 sets out the Council’s policy in relation to seeking planning
obligations and the charging approaches for various types of obligation. For contributions that are not
covered by Annex 10, the Council’s approach to calculating contributions is guided by the
Development Viability SPD (adopted 2017) and the Employment and Skills SPD (adopted 2018).

20.2 The planning obligations that are proposed are considered necessary to make the development
acceptable in planning terms, are directly related to the development and are fairly and reasonably
related in kind and in scale to the development. They are therefore compliant with the requirements of
Regulation 122 of the Community Infrastructure Levy Regulations 2010.
20.3 The proposed obligations to be secured through the S106 Agreement are as follows:
Item
Employment and Skills
Transport

Monitoring

Details
 Employment and Skills Plan for the
construction phase only
 Travel Plan and monitoring fee of £5, 300
 Teacher parking permit restrictions
 Re-instatement of a continuous footway at
the existing access point via s278
agreement
 Financial contribution towards additional
bus services / capacity. The final
contribution is subject to on-going
discussions and will be reported by way of
addendum.
 Financial contribution towards the delivery
of 1 disabled parking space, 1 loading bay
and any other re-located on street parking
bays. The final contribution is subject to ongoing discussions and will be reported by
way of addendum.
 Legal and monitoring costs = up to 5% of
total s106 contributions

20.4 Schools are exempt from the community infrastructure levy.
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CONCLUSION

21.1 The development is in compliance with the Development Plan. A new school campus is acceptable in
principle and the proposed school places would make a positive contribution to the Borough’s number
of pupil places. The school would also be available for community use.
21.2 The school is designed in compliance with the relevant space standards and responds positively to the
site’s constraints. The height and massing responds to the existing scale of development on Kings
Avenue and the surrounding area. The approach to architectural detailing, materiality and
landscaping is supported in design terms. The development would not cause harm to the character
and appearance of the area or to any nearby heritage assets.

21.3 The site has a moderate level of public transport accessibility. The development is car free apart from
provision of accessible parking. Car use would also be discouraged through a Travel Plan, which is to
be secured as a condition of consent. Cycling by staff and pupils will be encouraged with adequate
and secure cycle parking being provided on site. The development would be serviced via Prague
Place using a newly created on street loading bay. On street refuse collection will take place from
Lyham Road. The proposed loading bay and on-street accessible parking space would result in the
loss of 3 existing on-street parking bays, however there is opportunity to re-provide these parking bays
within the sounding streets. A financial contribution towards the delivery of 1 disabled parking space
and 1 loading bay and any other re-located on street parking bays and a financial contribution towards
additional bus services / capacity will secured in the section 106 agreement. The amount of financial
contribution to be secured is the subject of on-going negotiations and will be reported by way of
addendum. With these measures in place, the impact of the development on the local highway and
transport network would be minimised.
21.4 Officers are mindful that there are residential properties adjacent to the application site. A daylight and
sunlight report was submitted in support of the proposal and has been independently reviewed. The
proposed development would result in some loss of daylight and sunlight to nearby residential
properties. However, it is considered that, on balance, the resulting loss would not represent a
materially adverse impact on the current levels of daylight and sunlight received at all windows serving
habitable rooms.
21.5 The approval of the proposed development would be subject to conditions and informatives as set out
in Appendix 1 of this report, and would require the completion of a S106 agreement as set out in
Section 20 of this report. The conditions and planning obligations are necessary to make the
application acceptable in planning terms.
21.6 For these reasons and those set out throughout this report, and subject to the conditions and
informatives detailed below, officers consider that the Development would be in general compliance
with the Development Plan for the Borough, and that there are no material considerations of sufficient
weight that would dictate that the application should be refused.
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EQUALITY DUTY AND HUMAN RIGHTS

22.1 In line with the Public Sector Equality Duty the council must have due regard to the need to eliminate
discrimination and advance equality of opportunity, as set out in section 149 of the Equality Act 2010.
In making this recommendation, regard has been given to the Public Sector Equality Duty and the
relevant protected characteristics (age, disability, gender reassignment, pregnancy and maternity,
race, religion or belief, sex, and sexual orientation).
22.2 In line with the Human Rights Act 1998, it is unlawful for a public authority to act in a way which is
incompatible with a Convention right, as per the European Convention on Human Rights. The human
rights impact have been considered, with particular reference to Article 1 of the First Protocol
(Protection of property), Article 8 (Right to respect for private and family life) and Article 14 (Prohibition
of discrimination) of the Convention.
22.3 The Human Rights Act 1998 does not impair the right of the state to make decisions and enforce laws
as deemed necessary in the public interest. The recommendation is considered appropriate in
upholding the council's adopted and emerging policies and is not outweighed by any engaged rights.
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RECOMMENDATION

1. Resolve to grant conditional planning permission subject to the completion of an agreement under
Section 106 of the Town and Country Planning Act 1990 (as amended) containing the planning
obligations listed in this report.
2. Agree to delegate authority to the Assistant Director of Planning, Transport and Development to:
a. Finalise the recommended conditions as set out in this report, addendums and/or PAC
minutes; and
b. Negotiate, agree and finalise the planning obligations as set out in this report, addendums
and/or PAC minutes pursuant to Section 106 of the Town and Country Planning Act 1990
(as amended).
3. In the event that the committee resolves to refuse planning permission and there is a subsequent
appeal, delegated authority is given to the Assistant Director of Planning, Transport and Development,
having regard to the heads of terms set out in this report, addendums and/or PAC minutes, to negotiate
and complete a document containing obligations pursuant to Section 106 of the Town and Country
Planning Act 1990 (as amended) in order to meet the requirement of the Planning Inspector.
4. In the event that the Section 106 Agreement is not completed within six months of committee, delegated
authority is given to the Assistant Director of Planning, Transport and Development to refuse planning
permission for failure to enter into a section 106 agreement for the mitigating contributions identified in
this report, addendums and/or the PAC minutes.

APPENDICES
Appendix 1:Draft Decision Notice
Your Ref:

Our Ref: 19/02719/FUL

Mr Stuart French
c/o Mr Mike Ibbott
1 One America St
London
SE1 0NE
United Kingdom

21st November 2019

DRAFT DECISION NOTICE
Dear Mr Stuart French

TOWN AND COUNTRY PLANNING ACT 1990.
PERMISSION FOR DEVELOPMENT
The London Borough of Lambeth hereby permits under the above mentioned Acts and associated orders the
development referred to in the schedule set out below subject to any conditions imposed therein and in
accordance with the plans submitted, save in so far as may otherwise be required by the said conditions.
In accordance with the statutory provisions your attention is drawn to the statement of Applicant’s Rights and
General Information attached.
Application Number: 19/02719/FUL

Date of Application: 25.07.2019

Date of Decision:

Proposed Development At: Territorial Army Centre 73 Kings Avenue London SW4 8DX
For: Demolition of existing building and erection of part two, three and four-storey building (6,027m2 GEA) to
provide a Sixth Form college, with ancillary landscaping, cycle and car parking.
Approved Plans
Acoustic Feasibility by Cole Jarman dated 11 September 2018,Acoustic Strategy Report by paceconsult
dated 12th April2019, Construction Management Plan by Kier dated July 2019,Detailed Daylight and
Sunlight Report by Avison Young dated July 2019, Draft Community Use Agreement by tp bennettdated 25
June 2019, Drainage Statement by MLM dated03/07/2019, Energy Strategy Report by Waterman
BuildingServices Limited dated 17 July 2019, Noise Impact Assessmentand BREEAM Pol 05 by paceconsult
dated 28 April 2019,Phase 1 Geo-Environmental Desk Study by eps dated 14December 2016, Phase II GeoEnvironmental Assessment by epsdated 10 March 2017, Planning Statement by tp bennett datedJuly 2019,
Planting and Maintenance Strategy by wynne-williams associates dated July 2019, Preliminary

EcologicalAppraisal by the landscape partnership dated August 2018,Statement of Public Consultation by tp
bennett dated July2019, Transport Assessment by MLM dated 19.07.2019,Sustainability Statement by tp
bennett dated July 2019,BREEAM pre-assessment, Letter regarding BREEAM by ScottWhiteand Hookins
dated 11 October 2019, Overheating Report byWaterman Building Services Limited dated 16 July
2019,FS0399-NHA-XX-ZZ-DR-A-04500 P01,FS0399-WWA-V4-XX-DR-SIP-L-0001 PL1,FS0399-WWA-V4XX-DR-SIP-L-0010 PL1,FS0399-NHA-XX-XX-DR-A-04002 P01,FS0399-NHA-XX-ZZ-DR-A-04501P01,FS0399-NHA-XX-ZZ-DR-A-04502-P01,FS0399-NHA-XX-ZZ-DR-A-04503-P01,FS0399-WWA-V4-XXDR-SIP-L-0009-PL1,FS0399-NHA-XX-ZZ-DR-A-04006-P01,FS0399-NHA-XX-ZZ-DR-A-04005-P01,FS0399NHA-XX-ZZ-DR-A-04007-P01,FS0399-WWA-V4-XX-DR-SIP-L-0008-PL1,FS0399-BAF-ZZ-XX-DR-E6001,FS0399-WWA-V4-XX-DR-SIP-L-0006-PL2,FS0399-NHA-XX-03-DR-A-04013-P01,FS0399-NHA-XX00-DR-A-04010-P01,FS0399-NHA-XX-01-DR-A-04011-P01,FS0399-NHA-XX-02-DR-A-04012-P01,Impact
Assessment and Method Statement by The EcologyConsultancy dated 08.07.2019, Interim School Travel
Plan byMLM dated 19.07.2019, FS0399-NHA-XX-XX-DR-A-04000 P01,FS0399-NHA-XX-ZZ-DR-A-04303P01,FS0399-NHA-XX-XX-DR-A-04001-P01,FS0399-WWA-V4-XX-DR-SIP-L-0301-PL2,FS0399-WWA-V4XX-DR-SIP-L-0011-PL2,FS0399-WWA-V4-XX-DR-SIP-L-0004-PL1,FS0399-WWA-V4-XX-DR-SIP-L-0005PL1,FS0399-WWA-V4-XX-DR-SIP-L-0007-PL4,FS0399-WWA-V4-XX-DR-SIP-L-0003-PL4,FS0399-WWAV4-XX-DR-SIP-L-0012-PL1,FS0399-NHA-XX-ZZ-DR-A-04304-P01,Design and Access Statement by
Nicholas Hare Architectsdated 2019, FS0399-NHA-XX-04-DR-A-04014-P02,FS0399-NHA-XX-04-DR-A04100-P03,FS0399-NHA-XX-04-DR-A-04101-P03,FS0399-NHA-XX-04-DR-A-04200-P03,FS0399-NHA-XX04-DR-A-04201-P02,FS0399-NHA-XX-04-DR-A-04202-P02,1919/SK/0008 A, Air Quality Assessment by Air
QualityConsultants dated October 2019, Technical Response Note byMLM dated 20 September 2019,
FS0399-WWA-ZZ-XX-DR-L-501-P01.

Timings
1

The development to which this permission relates must be begun no later than three years from the
date of this decision notice.
Reason: To comply with the provisions of Section 91(1) (a) of the Town and Country Planning Act
1990 (as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.)

Approved Drawings
2

The development hereby permitted shall be carried out in complete accordance with the approved
plans and drawings listed in this decision notice, other than where those details are altered pursuant
to the requirements of the conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.

Details
3

Prior to the commencement of development hereby permitted beyond the superstructure and
notwithstanding the details shown on the drawings hereby approved, detailed construction drawings
of all external elevations (at scale 1:10) including the following items shall be submitted to and
approved in writing by the local planning authority. The development shall not be carried out other
than in accordance with the approved details, unless otherwise agreed in writing by the local
planning authority.
a)
b)
c)
d)
e)
f)
g)
h)

Detailed elevations showing brick and mortar detailing, decorative brickwork detailing
including rustication and blind windows, all at scale 1:10
Details of windows and doors (including technical details, opening methods, reveal depths,
cills, cross sections)
Details of coping, parapets and upstands
Details of the terrace and roof balustrades
Details of the main entrances canopy
Details of boundary treatments including external walls, and internal and external fences and
gates
Details of all external signage
Details of roof including plant and plant screening

Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and Q8 of
the Lambeth Local Plan 2015).
Materials
4

Prior to the commencement of development hereby permitted beyond the superstructure, a schedule
of all materials to be used in the external elevations, including samples and the invitation to view a
brick sample panel with pointing on site, shall be submitted and approved in writing by the local
planning authority. The development shall not be carried out other than in accordance with the
approved materials unless otherwise agreed in writing by the local planning authority.
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and
Q8 of the London Borough of Lambeth Local Plan 2015).

Construction
5

The development hereby approved shall not commence until a Construction and Environmental
Management Plan (CEMP) has been submitted to and approved in writing by the local planning
authority. The CEMP shall include details of the following relevant measures:
i. An introduction consisting of construction phase environmental management plan, definitions and
abbreviations and project description and location;
ii. A description of management responsibilities;
iii. A description of the construction programme which identifies activities likely to cause high levels
of noise or dust;
iv. Site working hours and a named person for residents to contact;
v. Detailed Site logistics arrangements;
vi. Details regarding parking, deliveries, and storage;
vii. Details regarding dust and noise mitigation measures to be deployed including identification of
sensitive receptors and ongoing monitoring;
viii. Details of the hours of works and other measures to mitigate the impact of construction on the
amenity of the area and safety of the highway network; and
ix. Communication procedures with the LBL and local community regarding key construction issues newsletters, fliers etc.
The construction shall thereafter be carried out in accordance with the details and measures
approved in the CEMP for the related phase, unless the written consent of the Local Planning
Authority is received for any variation.
Reason: This is required prior to construction to avoid hazard and obstruction being caused to users
of the public highway and to safeguard residential amenity during the whole of the construction
period. (Policies T6 and Q2 of the Lambeth Local Plan (2015)).

6

A comprehensive Air Quality and Dust Management Plan (AQDMP) should be submitted to the
Council and approved by the Sustainability Team prior to the commencement of works and allowing
sufficient time to make any amendments or additions as may be requested at the time. All mitigation
measures listed, which are based on the best practices listed in the Control of Dust and Emissions
during Construction and Demolition SPG 2014, should be included in the AQDMP as a minimum.
The AQMDP can be integrated into a final Construction Environmental Management Plan (CEMP).
Reason: Development must not commence before this condition is discharged to manage and
mitigate the impact of the development on the air quality and dust emissions in the area and London
as a whole, and to avoid irreversible and unacceptable damage to the environment (London Plan
policies 5.3 and 7.14, and the London Plan SPGs for Sustainable Design and Construction and
Control of Dust and Emissions during Construction and Demolition).

7

No demolition or development shall commence until all non-road mobile machinery (NRMM) to be
used on site has been registered at 'https://nrmm.london/user-nrmm/register' and that all registered
NRMM is compliant with the NRMM Low Emission Zone requirements.
Reason: To ensure that air quality is not adversely affected by the development.

8

No piling shall take place until a piling method statement (detailing the depth and type of piling to be
undertaken and the methodology by which such piling will be carried out, including measures to
prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the
programme for the works) has been submitted to and approved in writing by the local planning
authority in consultation with Thames Water. Any piling must be undertaken in accordance with the
terms of the approved piling method statement.
Reason: The proposed works will be in close proximity to underground sewerage utility
infrastructure. Piling has the potential to impact on local underground sewerage utility infrastructure.

Contamination
9

If during the construction of the development hereby permitted, contamination not previously
identified is found to be present at the site then no further development shall be carried out until the
developer has submitted, and obtained written approval from the Local Planning Authority for, a
remediation strategy detailing how this unsuspected contamination will be dealt with.
Reason: Development must not commence before relevant parts of this condition are discharged to
safeguard future users or occupiers of this site and the wider environment from irreversible risks and
to demonstrate that any work has been carried out effectively and the environmental risks have been
satisfactorily managed (policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local Plan
(2015)).

10

If required by condition 9, prior to occupation of the development hereby permitted, a verification
report demonstrating completion of the works set out in the approved remediation strategy and the
effectiveness of the remediation shall be submitted to and approved, in writing, by the Local Planning
Authority. The report shall include results of sampling and monitoring to demonstrate that the site
remediation criteria have been met. It shall also include a plan (a long-term monitoring and
maintenance plan) for longer-term monitoring of pollutant linkages, maintenance and arrangements
for contingency action, as identified in the verification plan, if appropriate, and for the reporting of this
to the local planning authority. Any long-term monitoring and maintenance plan shall be implemented
as approved.
Reason: To ensure that the development is carried out effectively and the environmental risks have
been satisfactorily managed (policies 5.21 of the London Plan (2015) and EN4 of the Lambeth Local
Plan (2015)).

Noise
11

Prior to the relevant works hereby permitted, a scheme of noise and vibration attenuation shall be
submitted to and approved in writing by the Local Planning Authority. The scheme shall take due
account of the assumptions and recommendations detailed in Acoustic Strategy Report prepared by
Pace consult Limited reference: PC-19-0064-RP1 dated 12th April 2019 and include measures to
ensure adequate mechanical ventilation and prevention of overheating. The scheme shall achieve
internal noise levels as detailed in Building Bulletin 93 'The Acoustic Design of Schools and must
include details of post construction validation. The approved noise and vibration attenuation
measures shall thereafter be retained and maintained in working order for the duration of the use in
accordance with the approved details.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future occupiers (Policy Q2 of the Lambeth Local Plan 2015).

12

Prior to the commencement of development hereby permitted beyond the superstructure, full details
of any internal and external plant equipment and trunking, including building services plant,
ventilation and filtration equipment and kitchen exhaust ducting / ventilation, shall be submitted to
and approved in writing by the local planning authority. All flues, ducting and other equipment shall
be installed in accordance with the approved details prior to the use commencing on site and shall
thereafter be maintained in accordance with the manufacturer's instructions.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future residential occupiers or of the area generally (Policy Q2 of the Lambeth Local Plan 2015).

13

Prior to the occupation of the development hereby permitted, or the operation of any building
services plant, shall not commence until an assessment of the acoustic impact arising from the
operation of all internally and externally located plant has been submitted to and approved in writing
by the local planning authority.
The assessment of the acoustic impact shall be undertaken in accordance with BS 4142: 2014 (or
subsequent superseding equivalent) and current best practice and shall include a scheme of
attenuation measures to ensure the rating level of noise emitted from the proposed building services
plant is 5dB less than background.
The use hereby permitted, or the operation of any building services plant, shall not commence until a
post-installation noise assessment has been carried out to confirm compliance with the noise criteria.
The scheme shall be implemented in accordance with the approved details and attenuation
measures, and they shall be permanently retained and maintained in working order for the duration
of the use and their operation.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
London Borough of Lambeth Local Plan (2015)).

14

Noise from any source of amplified sound, speech or music shall not exceed the background noise
level L90B(A) 15 minutes, when measured from outside the building.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of
future residential occupiers or of the area generally (Policy of the London Borough of Lambeth Local
Plan (2015)).

Servicing and refuse management plan
15

Prior to the occupation of the development hereby permitted, a final servicing and refuse
management plan shall be submitted and approved in writing by the local planning authority. The
use hereby permitted shall thereafter be operated in accordance with the approved details. The
submitted details must include the following:
a) frequency of deliveries to the site;
b) frequency of other servicing vehicles such as refuse collections;
c) dimensions of delivery and servicing vehicles;
d) proposed loading and delivery locations; and
e) a strategy to manage vehicles servicing the site and their potential for adverse impacts including
noise.

Lighting
Reason: To protect the amenities of adjoining occupiers and the surrounding area (policy Q2 of the
London Borough of Lambeth Local Plan (2015)).
16

Prior to the occupation of the development hereby permitted, a final lighting scheme shall be
submitted for the approval of the Local Planning Authority in accordance with the Institute of Lighting
Professional's Guidance notes for the reduction of obstructive light. The scheme must be designed
by a suitably qualified person in accordance with the recommendations for environmental zone E3 in
the ILP document "Guidance Notes for the Reduction of Obtrusive Light GN01:2011. The lighting
scheme shall only be installed and thereafter maintained in accordance with the approved details,
unless otherwise agreed in writing by the local planning authority.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
adjoining occupiers and of the area generally (policy Q2 of the London Borough of Lambeth Local
Plan (2015)).

17

Before commencement of operation of the approved lighting scheme, the applicant shall appoint a
suitably qualified member of the institute of lighting professionals (ILP) to validate that the lighting
scheme as installed conforms to the recommendations for environmental zone E3 in the ILP

document "Guidance Notes for the Reduction of Obtrusive Light GN01:2011. The findings shall be
submitted for the approval of the local planning authority.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of
adjoining occupiers and of the area generally (policy Q2 of the London Borough of Lambeth Local
Plan (2015)).
Sustainability
18

Within 6 months of first occupation of the development hereby permitted, As Built SBEM calculations
as an output of the National Calculation Method should be submitted to and approved in writing by
the Local Planning Authority demonstrating that the development has been built in accordance with
the approved Energy Strategy Report and achieved a 35% reduction in carbon emissions over that
required by Part L of the Building Regulations 2013.
Reason: In order to minimise carbon dioxide emission (Policy EN4 of the Lambeth Local Plan 2015
and Policy 5.2 of the London Plan 2016).

19

Within six months of first occupation of the development hereby permitted, a post-construction stage
BREEAM assessment should be undertaken and the certificate submitted to the Local Planning
Authority to demonstrate that the development achieves BREEAM New Construction 2014 rating of
Very Good.
Reason: In order to minimise carbon dioxide emission (Policy EN4 of the Lambeth Local Plan (2015)
and Policy 5.2 of the London Plan (2016)).

20

No development shall commence on site until a detailed Sustainable Drainage System (SuDS)
Strategy document has been provided for approval by the Local Planning Authority, that
demonstrates the technical feasibility/viability of the development's surface water drainage system
through the use of SuDS to manage the flood risk to the site and elsewhere during and post
construction; and the measures taken to manage the water quality for the life time of the
development. The SuDS Strategy must include but not limited to:
a)
b)

c)
d)

Detailed design and plan of the development's surface water management system and
associated pipework.
A demonstration of the surface water management system's capability to manage its 1%
Annual Exceedance Percentage (AEP) event critical storm with a 40% climate change
factor.
Detail and efficacy of the measures to manage the site's water quality and runoff volume.
Detail of the exceedance flow paths of the final drainage system.

The approved scheme for the surface water drainage shall be carried out in accordance with the
approved details before the development is occupied.
Reason: To ensure the development is provided with a satisfactory means of drainage and in the
interests of securing a more sustainable development and to reduce the impact of flooding both to
and from the development (Policies 5.12 and 5.13 of the London Plan (2015) and Policies EN5 and
EN6 of the Lambeth Local Plan (2015)).
21

Prior to the commencement of development hereby permitted beyond the superstructure, a scheme
showing the siting, size, number, pitch and design of the photovoltaic array including cross sections
of the roof of each building showing the panels in-situ shall be submitted to and approved in writing
by the Local Planning Authority. The equipment shall be sited so as to minimise its visual impact
upon the external appearance of the buildings. The development shall thereafter be completed in
strict accordance with the approved details and permanently retained as such for the duration of use,
unless otherwise agreed in writing by the local planning authority.
Reason: To safeguard the appearance of the completed development and to ensure that the
development has an acceptable level of sustainability (Policies Q2, Q7, Q8 and EN4 of the London
Borough of Lambeth Local Plan (2015)).

22

Prior to the installation of the green roof, a detailed specification of the green roof should be
submitted to and approved in writing by the local planning authority. The specification shall include
details of the quantity, size, species, position and the proposed time of planting of all elements of the
green roof, together with details of their anticipated routine maintenance and protection for the
lifetime of the development. The green roof shall only be installed and thereafter maintained in
accordance with the approved details, prior to first occupation of the development hereby permitted.
Reason: The details are required ahead of work commencing above ground level to ensure that
construction is undertaken in a way which does not preclude incorporation of energy efficiency
measures. The condition is necessary to ensure that the achievement of the objectives of
sustainable development and to safeguard the visual amenities of the area (Policies 5.3 and 5.11 of
the London Plan (2016) and Q2 and Q9 of the London Borough of Lambeth Local Plan (2015)).

Hard and soft landscaping
23

Notwithstanding the details shown on the drawings hereby approved, above ground works shall not
commence until a specification of all proposed hard and soft landscaping (including any permanent
furniture) to all external areas has been submitted to and approved in writing by the Local Planning
Authority. The specification of the soft landscaping shall include details of the quantity, size, species,
position and the proposed time of planting, 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. Where relevant, all tree, shrub and hedge planting included within the above specification
shall accord with BS3936:1992, BS4043:1989, BS4428:1989, BS8545:2014 and current
Arboricultural best practice.
Reason: In order to introduce high quality landscaping in and around the site in the interests of the
ecological value of the site and to ensure a satisfactory landscaping of the site in the interests of the
character and appearance of area, in particular and the visual amenity in general (Policies EN1, Q2
and Q9 of the Lambeth Local Plan (2015)).

Plant timings
24

All planting, seeding or turfing comprised in the approved details of landscaping shall be carried out
in the first planting and seeding season following the occupation of the development hereby
permitted or the substantial completion of the development, whichever is the sooner. Any trees,
hedgerows or shrubs forming part of the approved landscaping scheme which within a period of five
years from the occupation or substantial completion of the development die, are removed or become
seriously damaged or diseased shall be replaced in the next planting season with others of similar
size and species, unless the local planning authority gives written consent to any variation.
Reason: In order to introduce high quality soft landscaping in and around the site in the interests of
the ecological value of the site and to ensure a satisfactory landscaping of the site in the interests of
the character and appearance of the conservation area, in particular and the visual amenity of the
area, in general (Policies EN1, Q2, and Q9 of the Lambeth Local Plan (2015)).

Tree Protection
25

Tree protection measures and as outlined in the approved Arboricultural Impact Assessment and
Method Statement (July 2019) and as shown on the tree protection plan drawing (Appendix 4) shall
be put in place before any machinery, demolition, materials storage or development commences on
the site and remain in place throughout the duration of the construction, unless otherwise agreed in
writing by the local planning authority.
Reason: To ensure the retention of, and avoid damage to, the retained trees on the site which
represent an important visual amenity to the locality (Policies Q2, Q9 and Q10 of the Lambeth Local
Plan 2015).

Ecological enhancements
26

Prior to the occupation of the development hereby permitted, details including number, type,
specification, height and location of bird nesting boxes to be submitted to and approved in writing by

the local planning authority and thereafter to be implemented as approved prior to the first
occupation of the building.
Reason: To enhance nature conservation and biodiversity interests in the area (Policy EN1 of the
Lambeth Local Plan (2015)).
Cycle parking
27

Prior to first occupation of the development hereby permitted, the final details of the proposed cycle
parking shall be submitted to and approved in writing by the local planning authority. The cycle
parking shall thereafter be implemented in accordance with the approved details before the first
occupation of any part of the development hereby permitted. The approved cycle parking shall
thereafter be retained solely for its designated use.
Reason: To ensure the external appearance of the buildings are satisfactory and adequate cycle
parking is available on site and to promote sustainable modes of transport (Policies Q2, Q5, Q6, Q7,
Q8, Q13, T1, T3 of the Lambeth Local Plan 2015 and policy 6.9 of the London Plan (2016)).

Disabled parking
28

Prior to first occupation of any part of the development hereby permitted, the development shall
provide and make made permanently available, 2 vehicle parking spaces for disabled drivers
(teachers, staff and pupils), as per the approved drawings FS0399-NHA-XX-00-DR-A-04010 P01
and shall at no time be used for any other purpose, unless otherwise agreed in writing by the local
planning authority.
Reason: To ensure that people with disabilities can satisfactory and conveniently use the buildings.

Secure by design
29

The development shall include security measures to minimise the risk of crime and to meet the
specific security needs of the development in accordance with the principles and objectives of the
relevant Secured by Design standards. Prior to occupation of the development hereby permitted, a
satisfactory Secured by Design inspection must take place and the resulting Secured by Design
certificate shall be submitted to and approved in writing by the local planning authority.
Reason: To reduce opportunities for crime as far as is reasonable and to ensure that the
development maintains and enhances community safety (Policy Q3 of the London Borough of
Lambeth Local Plan (2015) and 7.3 of the London Plan (2015)).

Community use agreement
30

Prior to the occupation of the development hereby permitted, a community use agreement and
management plan shall be submitted to and in approved in writing by the local planning authority.
The plan shall detail the parts of the school and facilities that would be available, the times of the day
that these would be available, the types of uses that are proposed to be used for, and how impacts
on amenities of the adjoining occupiers would be minimised. Arrangements for how these facilities
will be controlled at weekends and evenings must be specified. The development shall operate in
strict accordance with the approved community use agreement and management plan, unless
otherwise agreed in writing by the local planning authority.
Reason: In order to ensure the shared use of the school for wider community use and to protect the
amenities of adjoining occupiers and the surrounding area (Policies S3 and Q2 of the Lambeth Local
Plan (2015)).

Pupil numbers
31

The School shall accommodate/enrol no more than 600 pupils in total at any given time, 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 and T6 of the Lambeth Local Plan (2015)).
Land use
32

The development hereby permitted shall be used as a sixth form school (Class D1) only and for no
other purpose without prior written consent from the local planning authority, notwithstanding the
provisions of the Town and Country Planning (General Permitted Development) Order 2015 (as
amended) (or any Order revoking, amending and re-enacting this Order). Additionally, the
development shall not at any time be used as any other D1 use as per the provisions of Class D1 of
the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as amended) (or any
Order revoking, amending and re-enacting this Order).
Reason: To safeguard the amenities of the neighbourhood by ensuring that other uses which could
cause a loss of amenity do not commence without prior approval (Policy Q2 Lambeth Local Plan
(2015)).

Opening hours
33

The school shall not operate other than within the following times:
a)
b)

Teachers and staff shall only be on the school premises between 06:30 and 21:30 hours.
Pupils and visitors shall only be on the school premises between 07:30 hours and 21:30
hours.

Reason: In order to minimise noise disturbance in the interest of residential amenity. (Policy Q2
Lambeth Local Plan 2015).
Restriction of use of roof
34

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (as amended) (or any Order revoking or re-enacting that Order), no parts of
the roof of the buildings hereby approved shall be used as a balcony or terrace nor shall any access
be formed thereto (other than the areas designed as a roof terrace as shown on the approved
drawings or for maintenance purposes) without the prior written consent of the local planning
authority.
Reason: To safeguard the privacy of neighbouring residential occupiers (Policy Q2 Lambeth Local
Plan (2015)).

No additional structures/alterations
35

Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
(England) Order 2015 (as amended) (or any order revoking or re-enacting that Order), and unless
specified on the approved drawings, or to be approved as part of a subsequent condition attached to
this permission, no plumbing or pipes including rainwater pipes, building, structure, plant or other
apparatus (including telecommunication apparatus/equipment) shall be erected, placed or fixed to
any part of the roof or the external faces of the buildings unless otherwise agreed in writing by the
local planning authority.
Reason: To ensure that the external appearance of the building is satisfactory (Policies Q2, Q7 and
Q8 of the Lambeth Local Plan (2015)).

Obscure glazing
36

Prior to occupation of the development hereby permitted, the western most first floor window of
'General Classroom 2' as shown on approved drawings FS0399-NHA-XX-01-DR-A-04011 Rev
P01shall be fitted with obscure glass and be non-opening up to 1.7 metres, and shall be retained as
such for the duration of the development.

Reason: To safeguard the privacy of neighbouring residential occupiers (Policy Q2 Lambeth Local
Plan (2015)).
Electric charging points
37

Prior to first occupation of the development hereby permitted, the final details of the proposed
electric charging points, including location and specification, shall be submitted to and approved in
writing by the local planning authority. The electric charging points shall thereafter be implemented in
accordance with the approved details before the first occupation of any part of the development
hereby permitted.
Reason: To ensure the visual amenity of the area is protected and to promote sustainable modes of
transport (Policies Q2, T1, T3 of the Lambeth Local Plan 2015 and policy 6.9 of the London Plan
(2016)).

Notes to Applicants:
In dealing with this application the Council has implemented the requirement in the National Planning Policy
Framework (2019) to work with the applicant in a positive and proactive manner. The council has made
available on its website the policies and guidance provided by Lambeth Local Plan (2015) and its
supplementary planning documents. We also offer a full pre-application advice service in order to ensure that
the applicant has every opportunity to submit an application that’s likely to be considered acceptable.

1.

This decision letter does not convey an approval or consent which may be required under any
enactment, by-law, order or regulation, other than Section 57 of the Town and Country Planning Act
1990.

2.

Your attention is drawn to the requirements of the Building Regulations, and related legislation which
must be complied with to the satisfaction of the Council's Building Control Officer.

3.

Your attention is drawn to the provisions of The Party Wall Act 1996 in relation to the rights of
adjoining owners regarding party walls etc. These rights are a matter for civil enforcement and you
may wish to consult a surveyor or architect.

4.

Your attention is drawn to the need to comply with the requirements of the Control of Pollution Act
1974 concerning construction site noise and in this respect you are advised to contact the Council's
Environmental Health Division.

5.

You are advised of the necessity to consult the Principal Highways Engineer of the Highways team
in order to obtain necessary prior approval for undertaking any works within the Public Highway
including Scaffold, Temporary/Permanent Crossovers, Oversailing/Undersailing of the Highway,
Drainage/Sewer Connections and Repairs on the Highways, Hoarding, Excavations, Temporary
Full/Part Road Closures, Craneage Licenses etc. Please to go to
http://www.lambeth.gov.uk/business-services-ratesandlicensing/licence-applications/highwayslicences-guide.

6.

You are advised that this permission does not authorise the display of advertisements at the school
and separate consent may be required from the Local Planning Authority under the Town and
Country Planning (Control of Advertisements) Regulations 1992.

7.

You are advised that landscaping schedules should endeavour to include, within reason, measures
to promote biodiversity including features attractive to bats and/or wild birds, and the use of native
species typical of locality and ground conditions or naturalised areas. The applicant should act on
good practice to maximise the site's landscape, visual and horticultural quality, ease of maintenance
and to provide long term environmental benefit.

8.

Guidance on preparing Community Use Agreements is available from Sport England
www.sportengland.org.

9.

As soon as building work starts on the development, you must contact the Street Naming and
Numbering Officer if you need to do the following:
- name a new or existing building
- apply new street numbers to a new or existing building
- register new flats or new buildings with Royal Mail
This will ensure that any changes are agreed with Lambeth Council before use, in accordance with
the London Buildings Acts (Amendment) Act 1939 and the Local Government Act 1985.
The correct street number or number and name must be displayed prominently on the premises in
accordance with regulations made under Section 12 of the London Building Acts (Amendment) Act
1939.
Contact details are listed below.
E-mail: streetnn@lambeth.gov.uk
Tel: 020 7926 2283 Fax: 020 7926 9104

10.

The latest Sustainable Design and Construction SPG can be found on the GLA's website
https://www.london.gov.uk/what-we-do/planning/implementing-londonplan/supplementaryplanningguidance. The Combined Heat and Power System information request from can be found in
the Downloads section of Lambeth Air Quality Guide www.lambeth.gov.uk/AirQuality

11.

In relation to surface water management the applicant is encouraged to reduce surface water run-off
rates to Greenfield rates, manage surface water run-off as close to its source as possible, in line with
a given drainage hierarchy, and to utilise Sustainable Drainage Systems (SuDS) wherever practical,
as required by the Greater London Authority's London Plan (Policy 5.13) and the relevant 'priorities'
within the associated Sustainable Design and Construction Supplementary Planning Guidance
(SPG) (Section 3.4).

12.

Thames Water will aim to provide customers with a minimum pressure of 10m head (approx 1 bar)
and a flow rate of 9 litres/minute at the point where it leaves Thames Waters pipes. The developer
should take account of this minimum pressure in the design of the proposed development.

13.

The proposed development is located within 15m of Thames Waters underground assets, as such
the development could cause the assets to fail if appropriate measures are not taken. Please read
our guide 'working near our assets' to ensure your workings are in line with the necessary processes
you need to follow if you're considering working above or near our pipes or other structures.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Workingnear-or-diverting-our-pipes. Should you require further information please contact Thames Water.
Email: developer.services@thameswater.co.uk

14.

You are reminded that TfL would welcome a commitment from the applicant to use FORS and
CLOCS registered construction and servicing vehicles. Furthermore, from October 2020 Direct
Vision Standards will apply for all vehicles operating in London. The applicant should work to ensure
all vehicles used on site also comply with Direct Vision Standards.

15.

For information on the NRMM Low Emission Zone requirements please visit
'http://nrmm.london/nrmm

16.

Definition "superstructure": Means the part of the building above its foundations

17.

You are reminded that to comply with the requirement of conditions 5 and 15, all construction and
servicing deliveries and refuse collection shall not be scheduled between the peak hours of 8am9am and 3pm-6pm.

Yours sincerely
Rob Bristow

Assistant Director Planning, Transport & Development
Growth, Planning and Employment Directorate

INFORMATION FOR APPLICANTS GRANTED PLANNING PERMISSION SUBJECT TO CONDITIONS,
OR WHERE PERMISSION HAS BEEN REFUSED.
General Information
This permission is subject to due compliance with any local Acts, regulations, building by-laws and general
statutory provisions in force in the area and nothing herein shall be regarded as dispensing with such
compliance or be deemed to be a consent by the Council thereunder.
Your attention is drawn to the provisions of the Building Regulations 1985 and related legislation which must
be complied with to the satisfaction of the Council’s Building Control Officer, PO Box 734, Winchester SO23
5DG.
The Council’s permission does not modify or affect any personal or restrictive covenants, easements, etc.,
applying to or affecting the land or the rights of any person entitled to the benefits thereof.
STATEMENT OF APPLICANT’S RIGHTS ARISING FROM THE REFUSAL OF PLANNING PERMISSION
OR FROM THE GRANT OF PERMISSION SUBJECT TO CONDITIONS.
Appeals to the Secretary of State
If the applicant is aggrieved by the decision of the local planning authority to refuse permission or approval
for the proposed development or to grant permission or approval subject to conditions, he may appeal to the
Secretary of State in accordance with Section 78 of the Town and Country Planning Act 1990 within six
months from the date of this notice. Appeals must be made on a form which is obtainable from The Planning
Inspectorate, Room 3/13 Temple Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN. Alternatively
an Appeal form can be downloaded from their website at www.gov.uk/government/organisations/planninginspectorate. The Secretary of State has power to allow longer period for the giving of a notice of appeal but
he will not normally be prepared to exercise this power unless there are special circumstances which excuse
the delay in giving notice of appeal. The Secretary of State is not required to entertain an appeal if it appears
to him that permission for the proposed development could not have been granted by the local planning
authority, or could not have been so granted otherwise than subject to the conditions imposed by them,
having regard to the statutory requirements, to the provisions of the development order, and to any directions
given under the order.
Purchase Notice
If permission to develop land is refused or granted subject to conditions, whether by the local planning
authority or by the Secretary of State for the Environment, and the owner of the land claims that the land has
become incapable of reasonably beneficial use in its existing state and cannot be rendered capable of
reasonable beneficial use by the carrying out of any development which has been or would be permitted, he
may serve on the London Borough of Lambeth a purchase notice requiring that Council to purchase his
interest in the land in accordance with the provisions of Section 137 of the Town and Country Planning Act
1990.
Compensation
In certain circumstances, a claim may be made against the local planning authority for compensation, where
permission is refused or granted subject to conditions by the Secretary of State for the Environment on
appeal or on a reference of the application to him. The circumstances in which such compensation is
payable are set out in Section 120 and related provision of the Town and Country Planning Act 1990.

Appendix 2: List of consultees (statutory and Other Consultees)



Lambeth Planning Policy
Lambeth Regeneration



























Lambeth Transport
Conservation and Urban Design
Lambeth Flooding
Building Control
Design Out Crime Officer
Lambeth Education
EHST Noise Pollution
EHST Light Pollution
EHST Land Contamination
Enterprise, Employment and Skills
Lambeth Highways
Bioregional
Sports
Veolia Waste
Sustainability Team - Air Quality
Arboricultural Officer
Transport for London (TfL)
London Transport Buses
Environment Agency
London Cycling Campaign
Arlington Lodge Residents Association
Brixton Business Forum
Brixton Society
Brixton Business Improvement Districts
Acre Lane Residents Association

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs, SPD
and other relevant guidance
London Plan (2016) policies:
 Policy 1.1 Delivering the vision and objectives for London


































Policy 3.1 Ensuring equal life chances for all
Policy 3.16 Protection and enhancement of social infrastructure
Policy 3.18 Education facilities
Policy 4.12 Improving opportunities for all
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.6 Decentralised energy in development proposals
Policy 5.7 Renewable energy
Policy 5.9 Overheating and cooling
Policy 5.10 Urban greening
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 5.14 Water quality and wastewater infrastructure
Policy 5.15 Water use and supplies
Policy 5.17 Waste capacity
Policy 6.3 Assessing effects on development on transport capacity
Policy 6.7 Better streets and surface transport
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.11 Smoothing traffic flow and tackling congestion
Policy 6.13 Parking
Policy 7.1 Lifetime neighbourhoods
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology
Policy 7.9 Heritage-led regeneration
Policy 7.14 Improving air quality
Policy 7.15 Reducing and managing noise, improving and enhancing the acoustic environment and
promoting appropriate soundscapes
Policy 8.2 Planning obligations

Lambeth Local Plan (2015) policies:
 D4 Planning obligations
 ED2 Business, industrial and storage uses outside KIBAs
 S3 Schools
 T1 Sustainable travel
 T2 Walking
 T6 Assessing impacts of development on transport capacity
 T7 Parking
 T8 Servicing
 EN4 Sustainable design and construction
 EN5 Flood risk
 EN6 Sustainable drainage systems and water management
 EN7 Sustainable waste management
 Q2 Amenity
 Q3 Community safety
 Q5 Local distinctiveness
 Q7 Urban design: new development











Q8 Design quality: construction detailing
Q9 Landscaping
Q10 Trees
Q12 Refuse/recycling storage
Q13 Cycle storage
Q15 Boundary treatments
Q20 Statutory listed buildings
Q22 Conservation areas
Q23 Undesignated heritage assets: local heritage list

Supplementary Planning Documents and Guidance (SPDs)
Lambeth





Refuse & Recycling Storage Design Guide (July 2013)
Waste Storage and Collection Requirements - Technical Specification (October 2013)
Air Quality Planning Guidance Note
Employment and Skills SPD (February 2018)

London Plan Supplementary Planning Guidance
 Accessible London – Achieving and Inclusive Environment (October 2014)
 The control of dust and emissions during construction and demolition (July 2014)
 Sustainable Design and Construction (April 2014)

Appendix 4: Other relevant Plans and Photos

Figure 17: Proposed First Floor Plan

Figure 18: Proposed Second Floor Plan

Figure 19: Proposed Third Floor Plan

Figure 20: Proposed Section AA and BB

Figure 21: Proposed Section CC and DD

Figure 22: Proposed Section EE and FF

Figure 23: Visual – Sectional Perspective 1

Figure 24: Visual – Sectional Perspective 2

