ADDRESS:
42 Clapham Manor Street, London, SW4 6DZ
Application Number: 21/00344/FUL &
Case Officer: Lauren Shallcross
21/00345/LB
Ward: Clapham Town
Date Received: 28.01.2021
Proposal: Demolition of existing garage, kitchen and store, removal of rear facade of main building
and the excavation of a basement level, erection of a single storey ground floor rear extension,
internal alterations and other associated works, in connection with the use as a secondary school
(Use Class F1(a)).
Applicant: Hurlingham Independent College
Agent: PPM Planning Limited
RECOMMENDATION
Application 21/00344/FUL:
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 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 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 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.
Application 21/00345/LB:
1. Grant Listed Building Consent

SITE DESIGNATIONS
Relevant site designations:
Conservation Area
Statutory Listed Building
Archaeological Priority Areas

Rectory Grove Conservation Area (CA2)
Grade II Listed Building
Clapham

LAND USE DETAILS
Site area (ha):

0.07ha

NON-RESIDENTIAL DETAILS

Existing
Proposed

Use Class

Use Description

F1 (a)
F1(a)

Ballet School
School

Floorspace (m2)
(Gross Internal Area)
800
1265

PARKING DETAILS
Car Parking Spaces
(General)
Resi
Existing
Proposed

Commercial
1

Visitor

Car Parking Spaces
(Disabled)
Resi

Commercial

% of
EVCP

Bike
Spaces

Motorcycle
Spaces

Visitor
0
26
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LEGAL SERVICES CLEARANCE
AUDIT TRAIL
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Name/Position
Peter Flockhart
Senior Lawyer

Lambeth
department
Legal Services

Date Sent
04/11/2020

Date
Received
04/11/2020

Report
Cleared
10/11/2021

Comments in
para:

EXECUTIVE SUMMARY
The application proposes the demolition of the existing garage, kitchen and store, removal of rear facade of
main building and erection of a single storey rear extension and a single level basement excavation and
associated internal alterations to the Grade II listed building, in connection with the use of the site as a
secondary school for Years 9 to 14 (pupils aged 13 to 19). The existing ballet school was operated by the
School of Classical Russian Ballet (SCRB), formally the London Russian Ballet School (LRBS), until it
officially closed at the end of December 2020.
The proposal for a new private school is considered acceptable in principle as the provision of a new
educational facility would widen the choice of education within Lambeth. The school would also be available
for community use purposes, such as offering free revision courses, Universities and Colleges Admissions
Service Training for university personal statements, and Oxbridge and medical school interviewing training
for local students.
The overall massing, design and appearance of the proposed extensions are practically identical to the 2017
permissions (15/02266/FUL & 15/02267/LB - allowed on appeal) - ‘the extant permissions, with minor
amendments and alterations proposed in this case.
The proposed extensions (as with the extant permissions) are carefully designed, subordinate extensions
that would complement the historic dispensary building, effectively retaining its integrity and heritage value
and ensuring its long-term viability and survival. The proposed internal alterations would not affect the
heritage value of the building. Therefore, the proposal would have no harmful impact on the character and
significance of No.42 Clapham Manor Street, which is designated as a building of special architectural and
historic interest (Grade II Listed Building). However, the proposal would result into a minor loss of openness
in this part of the conservation area and so would result in harm to the Rectory Grove Conservation Area,
albeit considered to be less than substantial. It is officers’ conclusion, after giving the appropriate weight to
the identified harm to the conservation area, that the identified harm to heritage assets would be outweighed
by the benefits (economic, social and environmental) derived from the proposed development.
Whilst the scheme would significantly increase the building’s floorspace, the majority of this additional
floorspace would be at basement level. Much of the resulting massing would only be visible from within the
site. The proposed rear extension is single storey and when viewed in the context of the massing of the
existing building, is considered to represent a subordinate addition. The architectural design of the
extensions is contemporary in nature but responds positively to the historic character and appearance of the
listed building, the subject of this application and the surrounding Rectory Grove Conservation Area. The
proposed palette of materials is modern but reasonably harmonious and sympathetic in terms of the
building’s context.
Officers have considered matters such as the impact on daylight/sunlight, outlook, noise, privacy and the
construction works associated with the proposed development. In all these respects, subject to appropriate
planning conditions, the scheme can be supported on amenity grounds.
Other important planning considerations such as transport and the school’s impact of the local highway
network, sustainability and energy, archaeology and biodiversity have also been fully assessed and subject
to appropriate conditions, would comply with relevant National Planning Policy Framework (NPPF) and
Lambeth Development Plan policies.
Officers consider that the scheme would be in general compliance with the Development Plan for the
Borough and there are no material considerations of sufficient weight that would dictate that the applications
should otherwise be refused. Officers therefore recommend approval of the development, subject to
conditions in accordance with the presumption in favour of sustainable development conferred upon Local
Planning Authorities by the NPPF.

OFFICER REPORT
Reason for referral to PAC: The application is reported to the Planning Applications Committee in
accordance with Clause 4 of the Committee’s Terms of Reference as a specific written request has
been made by a Member of the Council and the Chair of PAC considers that there is a material
planning reason for referring the case to Committee.
1
THE APPLICATION SITE
1.1 The application relates to 42 Clapham Manor Street and the site’s rear yard. The total site area is
approximately 700sqm. The building fronts onto the western side of Clapham Manor Street between
its junctions with Elmhurst Street (to the southeast) and Shamrock Street (to the northwest). To the
east is Cubitt Terrace, which bends around to the south of the site. Knowles Walk is also to the east of
the site, which leads on to Larkhall Rise to the north.

Figure 1: Aerial view of the site, facing northeast and from above

Figure 2: Aerial view of the site, facing southeast

1.2

The building has a long and varied history of mainly providing community facilities and services and,
as a taxi driver training school. Its current and established use is as a ballet school (Use Class F1) and
as such was last formally occupied by The School of Classical Russian Ballet (SCRB). The SCRB
closed at the end of December 2020 as it was no longer viable to run the business. The site is
however, still in current operational use but utilised at a much smaller scale and with no association to
the SCRB.

1.3

The building is listed (Grade II) and was originally constructed in 1860. It is two-storeys in height and
constructed from grey brick. The front façade contains five bays at ground floor level, which are
repeated on the upper floor. The bays are highlighted by white stucco features and red brick
dressings. The building is centrally positioned within an almost continuous terrace of properties. The
massing of the building is separated into two piles (the front and the rear piles).

1.4

The site and some of the surrounding area is situated within the Rectory Grove Conservation Area
(CA 02) and in an Archaeological Priority Area. Nos.66-68 and Nos.70-74 Clapham Manor Street are
listed buildings situated to the south of the site.

Figure 3: Existing front elevation

Figure 4: Existing rear elevation

Figure 5: Existing section plan
Brief background on the closure of the School of Classical Russian Ballet
1.5

The Founding Director of the School of Classical Russian Ballet has provided the following information
regarding the closure of the school.

1.6

In late 2017/2018 the London Russian Ballet School charity was advised to change its name to The
School of Classical Russian Ballet (SCRB). The SCRB occupied the building under that name until it
closed in 2020. The SCRB ran an educational school within a Russian Ballet school offering
extraordinary levels of Ballet training with former artists of the Soviet Union and academic education.

1.7

The SCRB relied on a funding model whereby it raised money for its work through income from
commercial ballet lessons and specialised adult classes. Up until the start of the COVID-19 pandemic,
the SCRB it had been increasing revenue and numbers.

1.8

However, in early 2020 and in response to the COVID-19 pandemic, all but one of the SCRB’s
Russian artistic staff went back to Russia. The SCRB continued to educate its academic students
during the peak of the pandemic and paid the remaining academic staff from its reserves and, where
possible and permitted, trained students with the remaining Russian artistic teacher so that they could
audition for companies. By August 2020, the SCRB had run out funds and was no longer viable to
continue. The charity did approach major donors but were unable to get the backing it needed. The
SCRB shut in September 2020 and was formally closed at the end of December 2020.

1.9

Following agreement to sell the building to the Hurlingham, the remaining students of the SCRB
continued to receive access to the premises when they needed either training or educational
assistance in the transition period before planning permission was obtained by the Hurlingham. Until
March 2021 the building was used for this purpose at the personal cost of the owners to assist former
students. From March 2021 onwards, the former Director of Accounting was given authorisation to run
ballet classes at the premises, using the name ‘the London Russian Ballet School’. This was allowed
as the name was well-known. SCRB do not have any involvement in the running of these classes, nor
connection with the entity. These classes were intended to be a temporary use of the building, until the
planning permission for an alternative use is granted.

1.10 It is vital to keep the building occupied for obvious reasons. An empty building continues to run
significant fixed costs but generates nothing to offset these. An empty building is also a serious
security risk. It was agreed that London Russian Ballet School could occupy the building on a shortterm basis provided they offered subsidised children’s classes where possible and some training to
older children.

2
THE SURROUNDING AREA
2.1 The surrounding area is predominantly residential in character however, there are some examples of
non-residential uses that are established in the area. These include two public houses, a medical
centre and convenience store. The southern end of Clapham Manor Street intersects with Clapham
High Street and is characterised by commercial and retail uses in the Town Centre. Clapham Leisure
Centre, a non-residential institution, is located on the corner of Clapham Manor Street and Voltaire
Road towards the High Street and District Centre.
1.1

Adjoining development to the north and south of the site consist of regular rectangular plots that
accommodate attached dwellings in the form of a terrace row. The rear boundary of the site adjoins a
two-storey flatted development.
3

SITE PHOTOGRAPHS

Figure 6: Photographic study of the site

Figure 7: Photographic study of the site
4

PROPOSAL
Summary of the Proposal

4.1

The Hurlingham Independent College has submitted a full planning application together with an
application for listed building consent for the following:
-

-

Demolition of the existing studio outbuilding, kitchen and store and partial removal of the
rear facade of the main building,
Change of use from a Ballet School to a School (years 9 to 14) (Use Class F1(a)),
Erection of a new rear extension (with green roof above) and excavation of a basement beneath
the existing building the proposed rear extension, and rear yard - as per the previously approved
extant permissions with minor variations.
Associated internal works, comprising a reconfiguration of the main building (including the removal
of non-historical walls) to provide new reception/foyer areas, offices, staffroom, and classrooms.

Detail of the Proposal
4.2

The proposed works would facilitate the f use of the property as a secondary school (Use Class F1
(a)) for students aged 13 to 19 (Years 9 to 14).

4.3

The proposed school will incorporate a series of classrooms and specialist rooms including
laboratories, computer/media rooms and one or two art studios. In addition, there will be a dedicated
exam room/study room. A common room will also be provided in which students would sit, talk, relax
and eat meals.

4.4

There would be a total of 350 students (maximum) registered at the school across all the years. It is
proposed that the school timetable and associated activities will be managed/arranged such that the
maximum number of students that will be permitted on-site at any one time will be 180, comprising
circa 40 GCSE students (Years 9, 10 and 11) and circa 140 A-Level students (Years 12 and 13 and ALevel re-take students (Year 14 students). It is envisaged that the proposed school will have an
average class size of 8-9 students, however the maximum will be 12 and a minimum of 1 student.

4.5

The proposed hours of operation (teaching hours) are set out in Table 1 below:
Days
Monday to Friday
Saturday
Bank holidays:
Easter Monday and Good Friday
August Bank Holiday
All other Bank holidays
Table 1: Proposed hours of operation

Duration
08:45 to 18:00
09:00 to 18:00 no more than 6 times per year
9:00 to 18:00 (revision only)
6am to 6pm (recruitment only)
No teaching

4.6

Students will be permitted to leave the school premises between 11:00 and 16:00.

4.7

The proposed type and number of staff are set out in Table 2 below:
Type
Number
Full time teaching staff
20
Part time teaching staff
25
Administration staff
5
Table 2: Proposed type and number of staff

4.8

Class timetables will be developed with staggered start and finish times as follows:
Type
Students:
GCSE Students in Years 9, 10 and 11
(Approximately 40 students)
A-Level students in Years 12, 13 and 14
(Approximately 120 students)

Staff:
All full-time teaching staff

Arrival and finish times
Classes would start at 09:00 and finish at 16:00.
These students would therefore arrive on site shortly
before 09:00 and leave shortly after 16:00
A third of classes starting at 09:00, a third starting at
11:00 and a third starting at 14:00. At the end of the
day, a quarter of classes would finish at 14:00, a
quarter would finish at 16:00, a quarter would finish at
17:00 and a quarter would finish at 18:00.
Arrive on site before 09:00 and leave at the end of
classes between 18:00 and 18:30

All part-time teaching staff

Staggered arrival and departure pattern with, on
average, 5 part-time members of staff arriving per hour
between 08:00 and 13:00 and 5 departing per hour
between 14:00 and 18:30.

Administration staff

The start time would be staggered between 08:00 and
10:00. All administration staff would be on site for
around 8 hours, so leaving times would also be
staggered between 16:00 and 18:00.

Table 3: Class timetable and arrival times
4.9

The proposal would also involve the demolition of 2 small outbuildings and a garage (used as a
classroom) in the rear yard. The internal layout of the existing buildings will be reconfigured as part of
the proposal, comprising a reconfiguration of the main building (including the removal of non-historical
walls) to provide new reception/foyer areas, offices, staffroom, and classrooms. A basement

constructed over the whole of the site (beneath the existing main building, the proposed rear extension
and rear yard). The ground floor rear facade will be removed, and a single storey extension would be
built at ground level. The front façade of the building would remain unaltered.
4.10 The overall massing, design and appearance of the proposed ground and basement extensions are
practically identical to the extant permission (15/02266/FUL & 15/02267/LB). The only differences
between the current proposal and the extant permission would be as follows:
•
•
•
•
•
•

Lower the front part of the approved basement level to create a uniform basement level,
Reduce the overall thickness of the basement retaining walls (slight increase in footprint),
Include a new timber pergola to the rear for bike storage,
Replace the previously consented strip of rooflights at central valley of existing roof with 2
smaller conservation rooflights,
Replace the previously consented strip of rooflights above the proposed rear extension (along
the boundary with no. 40) with a solid roof and 1 conservation rooflights,
Addition of a structure on top of the approved extension to allow for adequate air flow (to/from
air handler unit).

4.11 Twenty-six cycle spaces are proposed at the front and rear of the site. At the rear, cycle parking would
be provided in the form of a two-tier system that holds 10 bikes on the top tier and 2 accessible bikes
on the lower tier. This cycle core is proposed to be covered by the timber pergola. To the front there
will be a total of seven Sheffield stands (to accommodate 14 bicycles).
4.12 An integrated refuse store is to be located to the rear of the building.
4.13 Below are the existing, the extant permission and the proposed floor plans and section drawings
(Figures 8-12).

Extant Planning Permission Basement Floor Plan

Proposed Basement Floor Plan

Figure 8: Basement floor plans

Existing Ground Floor Plan

Extant Planning Permission Ground Floor Plan

Proposed Ground Floor Plan

Figure 9: Ground floor plans

Existing First Floor Plan

Extant Planning Permission First Floor Plan

Proposed First Floor Plan

Figure 10: First Floor Plans

Existing Rear Elevation

Extant Planning Permission Rear Elevation

NOTE: APPROVED DRAWING DOES NOT TAKE INTO ACCOUNT THE REVISIONS APPROVED AT APPEAL (SEE FIRST
FLOOR PLAN ABOVE AND SECTION DRAWING BELOW)

Proposed Rear Elevation

Figure 11: Rear elevations

Existing Section

Extant Planning Permission Section

Proposed Section

Figure 12: Section Drawings
4.14 A comparison drawing below shows the extent of the previously approved scheme (the extant
permission) outlined in red and the extent of additional excavation of the basement outlined in blue
and the addition structure to the rear extension outlined in green (Figures 15 and 16).

Figure 13: Comparison of the previously approved scheme and current proposal

Figure 14: Comparison of the previously approved scheme and current proposal

5
Amendment(s)
5.1 Revised plans have been provided showing the relocation of the refuse from the front of the property
to the rear.
5.2

Rear elevation of the proposed extension (on the boundary with flats at Nos.1-4 Knowles Walk),
lowered to retain the existing height of the existing boundary wall (as per the extant permission) with a
short, pitched roof to the flat roof level.

6
RELEVANT PLANNING HISTORY
6.1 The existing building on the site was designed and constructed circa.1860 as the Clapham General
and Provident Dispensary providing free medical and surgical aid. In 1959 the building was used as an
occupation centre and an industrial training centre for people with special needs. Plans from this time
show a single storey extension reaching almost to the rear of the boundary of the site.
6.2

The property was transferred from Social Services to Amenity Services in 1972 after it became vacant.
The site was to be redeveloped as a community centre and pre-school playgroup with building work
programmed to have commenced in 1976 however, this scheme was subsequently abandoned.

6.3

Planning permission was granted in November 1980 for the use of the site as a pre-school playgroup.
In November 1982, planning permission was granted for use of the property as an adult education and
training centre including the construction of a single storey brick building at the rear.

6.4

At some point in 1989 the property became vacant, and sufferer significant fire damaged to the rear
and interior of the building.

6.5

Planning permission was granted on 11 November 1991 (ref: 91/00625/PLANAP) for external
alterations and the erection of a mezzanine/first floor to provide a training school at ground floor and
the use of the first floor as offices (Use Class B1) together with the erection of a car port in front of the
garage. Condition 3 limited the use of the ground floor to the taxi training school and for no other use
falling within ClassD1 Use. It is understood that the taxi school operated from the site until sometime
around 2005/06 when the council disposed of the property.

6.6

In late 2011, applications for full planning permission (ref: 11/03503/FUL) and listed building consent
(ref: 11/03503/LB) for the refurbishment of the existing ballet school and extension to the rear of the
building were received by the council. During consideration of the application, neighbours objecting to
the proposals questioned the lawfulness of use of the premises by the ballet school. Council officer
advice at the time was to either confirm the lawfulness of the use through a Certificate of Lawful
Development or make an application for planning permission to regularise use as a ballet school.

6.7

n May 2013 planning permission was granted (ref: 12/04174/FUL) (the 2013 permission) to use the
existing premises and ancillary garage as a ballet school (Use Class D1). The consent was granted
subject to nine conditions. All the conditions, which required the submission of details were formally
discharged.

6.8

In August 2013, an application was submitted for the variation of Condition 1 (approved plans),
Condition 3 (ballet classes), and Condition 7 (noise assessment) pursuant to the above planning
permission. The application was registered under ref: 13/03733/VOC. These amendments sought to
enable the removal of modern partitions and increase the size of the existing first floor studios whilst
the removal of Condition 3 proposed to enable the use of the studios on the ground and first floor
levels (the original condition did not permit the use of the ground floor of the building as ballet studios).
This variation was granted approval on 11 October 2013.

6.9

The owner of the property also sought the removal of Condition 2 (The site shall be used for the
purpose hereby approved and for no other use including any other purpose in Use Class D1) of

planning permission 12/04174/FUL (ref: 13/05297/VOC). This application was refused for the following
reason: ‘In the absence of further supporting information, the applicant has failed to demonstrate to
the satisfaction of the Local Planning Authority, that the removal of condition 2 of planning permission
12/04174/FUL would not result in material harm to the residential amenity of the neighbouring and
surrounding properties and the local highway network, contrary to Policy 7 of the Saved Unitary
Development Plan.’ The decision was subsequently appealed but was dismissed by the Planning
Inspectorate in August 2014 (PINS ref: APP/N5660/A/14/2218450).
6.10 In November 2015, planning permission and listed building consent to extend the building at the rear
and create a basement in association with its use as a ballet school was refused by the Planning
Applications Committee against officers’ recommendation to approve the proposals (ref:
15/02266/FUL and 15/02267/LB). A subsequent appeal (the 2017 appeal) was allowed in March 2017
(PINS ref: APP/N5660/W/16/3151091 and APP/N5660/Y/16/3151092).
6.11 The permissions (the extant permissions), approved as part of the 2017 appeal, has lawfully
commenced however, it has not been completed. In December 2019, the Ballet School applied for a
Certificate of Lawful Development (Existing) (19/04523/LDCE), which sought to confirm that the
relevant demolition works (material operation) had commenced on site prior to the expiry of planning
permission subsequently granted in 2017 under ref.17/03874/VOC and listed building consent
17/03873/VOC
6.12 The certificate of lawfulness was granted in January 2020 and as such the permission granted on
appeal, which was subsequently varied by the 2017 applications under refs. 17/03873/VOC and
17/03874/VOC, remains extant and has been formally implemented by reason of discharge of all precommencement conditions and commencement of relevant development works.

7
7.1

CONSULTATIONS
Statutory External Consultees
Environment Agency – No comments to make on this application as it falls outside our remit as a
statutory planning consultee.
Historic England – Do not wish to offer any comments. The application should be determined in
accordance with national and local policy guidance.
Thames Water – No objection subject to informatives (Informative 5, 6, 7 8 and 9)
Transport for London – No response to date

7.2

Internal Consultees
Design and Conservation – No objection is raised, and the scheme is considered to respond
positively to the listed building and the character of the Rectory Grove Conservation Area. The
development is considered to represent a subordinate addition to the host building. There is however
considered to be some harm to the host building through the removal of the rear façade of the
building. This harm is less than substantial and should be weighed up against the public benefits of
the scheme.
Lambeth Transport – The council’s transport team raised no objection subject to conditions
(Condition 6, 7, 9 and 20) and a section 106 agreement to secure a restriction on teachers parking
permits along with a travel plan and monitoring fee.
Lambeth Highways – The council’s highway officer reviewed the submitted construction

management Plan and is satisfied with the proposal.
Bioregional – The sustainability consultant raised no objections to the proposal and recommended a
number of conditions (Condition 21, 22, 23, 24 and 25) to ensure that sustainability is integral to the
design of the development.
Building Control – The Council’s Building Control Team have reviewed the Basement Impact
Assessment, however Officers have not yet received their final comments. This position will be
updated and reported to the Committee Members by way of an addendum.
Environmental Health – The council’s environmental health consultant raised no objection to the
proposal subject to a number of conditions (Condition 15, 16, 17, 18 and 19)

7.3

Other Consultees
Clapham Society
The Society wishes to register its objection to this application for the following reason:
The application damages the character of both the listed building and the conservation area, and that
the public benefits arising from the scheme are insufficient to justify such damage.
The building will provide a very poor-quality education environment; there are no dining, sport, library
or outside facilities for pupils. Originally designed as a performance space for ballet, much of what will
now be classrooms will be in a windowless basement.
The intensity of the proposed use of the building will damage local residents' amenity as will the sheer
scale of basement excavation and construction in what is a very dense residential area.
Ward Councillor
This development will damage the character of both the Grade II listed building and the conservation
area, namely the Rectory Grove Conservation Area.

The public benefit of the appeal scheme no longer applies because the premises are now sought to be
used not as a ballet school but as a private school or college for 350 registered students aged 13 to 19
plus 50 staff.
The applicant cannot rely on the existing permission for a different use of the site, and for a much
greater number of attendees/occupants. The applicant cannot rely on the additional floor space
permitted by the appeal for a ballet school on the proviso of public benefit.
There is no evidence that there is a local demand for a new school or college on the site.
The application is an over-development and over-intensification of the site. The site is unsuitable for
180 pupils at any one time, plus staff (it should be noted that it is envisaged that there will be 350
registered students throughout the day). Some classrooms will be in a windowless basement. There
are no lunch, sport, leisure, library or outside facilities for students.
The intensity of the proposed use will have a detrimental effect upon the amenity of residents.
Because of the lack of facilities mentioned above, students will be likely to use public amenities, but
also to hang around public spaces in the area causing public nuisance in the form of littering, noise
and minor anti-social behaviour.
There is also the likelihood of increased traffic in Clapham Manor Street and Cubitt Terrace caused by
parents and carers dropping off students at the school and picking them up from the school. The
problem of parents/carers parking in the vicinity has not been adequately addressed, , nor has the
provision of cycle parking spaces. The applicant's proposal for a parking exclusion zone seems

unlikely to be successful because, realistically, the school would not be able to successfully enforce
such a zone. Also concerned about increased vehicle and bicycle traffic in Cubitt Terrace.
The increased scale and mass of the rear extension will cause a loss of visual amenity, a sense of
enclosure and overshadowing of the rear gardens of the houses on either side of the school. There
will be a similar loss of visual amenity and unacceptable levels of overlooking with regard to the
properties in Cubitt Terrace. The applicant cannot rely on the permission granted to the Russian
Ballet School to avoid this loss of amenity to residents or the damage to the Conservation Area.
7.4

Adjoining owners/occupiers

7.4.1

A site notice was displayed from 5 March 2021 and the application was advertised in the local paper
on 05 February 2021. The formal consultation period ended on 26 March 2021.

7.4.2

63 representations were received during the consultation period;3 in support, 60 were in objection.
A summary of the concerns raised with an officer response, is set out below:
Summary of objections
Land use
A full-time private educational facility is neither needed
nor wanted

Response

The school would not comply with The Education
(Independent School Standards) (England) Regulations
2010.

This is assessed in the ‘Standard of
education accommodation’ section of
this report.

Lack of local demand – most students would travel from
more than 15 miles

This is assessed in the ‘Land Use’
section of this report

Creating an excess of school places that the borough
does not need - on the contrary a 25% reduction in the
birth rate since 2014 means we have a surfeit of school
places of all kinds. In Clapham Town Ward, where this
development is proposed, we have 123 Year 6
vacancies, for example. Creating even more school
places risks children from existing schools moving,
which will increase financial stress they are under. With
charitable status, private schools do not pay business
rates or other taxes so I cannot see any benefit to the
borough of allowing this change of use.

This is assessed in the ‘Land Use’
section of this report

Transport
The cycle parking provision is inadequate and there are
concerns that bikes will be inappropriately parked on
Manor Street due to lack of parking on the street.

No car parking is allocated – concerned about illegal
parking on the Clapham Manor Estate

This is assessed in the ‘Land Use’
section of this report.

The cycle parking provision is
considered adequate with cycle
parking provided to the rear and the
front of the property. This is discussed
further in the ‘Transport’ section of this
report.
The proposed development is car free
and anyone driving to the site will have
to abide by the existing restrictions on
the local roads. This is further
addressed in the ‘Transport’ section of
this report.

Traffic assessments/parking surveys are inadequate –
relies on old data for traffic loads and there have since
been major road layout changes.

This is assessed in the ‘Transport’
section of this report.

Vastly increase traffic in this residential area, thereby

The traffic flows along Clapham Manor

negating the very thing Lambeth is trying to do with
LTNs.

Street would remain below the 200
vehicles per hour threshold for a
Healthy Route. This is discussed
further in the ‘Transport’ section of this
report.

The excavation of such a large basement will involve
very many large lorries to remove the spoil & deliver
construction materials. No adequate consideration has
been given to these vehicle movements.

The construction management plan
has been reviewed by Lambeth
Highways and found to be sound and
adequate for the proposed
development.

The construction is expected to take upwards of 2 years
which will put a strain on local residents and traffic.

The construction management plan
has been reviewed by Lambeth
Highways and found to be acceptable.

Parents or taxis picking up and sitting in the surrounding
roads waiting or parking in disabled bays with their
engines running at collection time, does not currently
take place with the Ballet School.

Anyone driving to the site will have to
abide by the existing restrictions on
local roads.
Lambeth’s website sets out guidance
on the setting down and picking up of
people. It states “Unless there is a ban
on stopping, you may stop to let
passengers get in and out of your
vehicle. However, this shouldn’t be for
longer than two minutes. Unless there
is good reason the driver should stay
with the vehicle”

A large number of parents picking up their children park
in disabled bays with their motors running, as was the
same with the ballet school.

Anyone driving to the site will have to
abide by the existing restrictions on the
local roads.
Lambeth’s website sets out guidance
on the setting down and picking up of
people. It states “Unless there is a ban
on stopping, you may stop to let
passengers get in and out of your
vehicle. However, this shouldn’t be for
longer than two minutes. Unless there
is good reason the driver should stay
with the vehicle”

The proposed travel plan relies on the extensive use of
public transportation to access the site. However, the
site is not served directly by any public transport. The
nearest train stations/bus stops are approximately half a
kilometre away. Therefore, how realistic are their
projections for travel by public transport use?

Lambeth’s Transport Team have
reviewed the submission and agree
with the projections for travel by public
transport.

Any increase in traffic and parking, which this will cause,
is unmanageable and dangerous.

The proposal would not result in a
severe impact on the free or safe flow
of traffic on Clapham Manor Street or
the immediate/surrounding local
highway network. There is no objection
on transport grounds to this proposal.

This is addressed further in the
‘Transport’ section of this report

This is addressed further in the
‘Transport’ section of this report.

Impact to cyclists given the number of cars that will be
on the road, and cause yet more congestion on the high
street

The impact on Clapham Manor Street
and surrounding roads has been
assessed, and the proposal would not
impact on the free or safe flow of
traffic.
This is assessed addressed further in
the ‘Transport’ section of this report.

The road is on a London Quietway’s route, which is
incompatible with the hundreds of cars that will now be
attracted to the area due to the huge catchment area of
the school.

The traffic flows along Clapham Manor
Street would remain below the 200
vehicles per hour threshold for a
Healthy Route. This is assessed
addressed further in the ‘Transport’
section of this report

Concerns about how the applicant will manage highway
safety

A traffic management plan will be
implemented for the school prior to first
opening. This will sit alongside the
Travel Plan and include a ‘Parking
Exclusion Zone’ to ensure that any
residual vehicular trips that are made
to or from the school are managed
properly, undertaken safely and with
minimal disruption.
A Parking Exclusion Zone and Traffic
Management Plan will be included in
the Travel Plan.
The Travel Plan to be secured by a
section 106 legal agreement

Unable to monitor people idling and this has a significant
impact on air quality

Lambeth’s website sets out guidance
on the setting down and picking up of
people. It states “Unless there is a ban
on stopping, you may stop to let
passengers get in and out of your
vehicle. However, this shouldn’t be for
longer than two minutes. Unless there
is good reason the driver should stay
with the vehicle”
If the guidance is not being adhered to
then Lambeth Highways and the
School should be made aware.

Conservation and Design
Vast underground basements should be forbidden

The Council has assessed the
basement extension and find it to be
acceptable.
This is further discussed in the
‘Design’ section of this report.

The planned extensions to the above ground building
and basement are extensive and not in keeping with the
existing building and surrounding area.

The proposed extensions are
considered subordinate additions and
would represent a relatively
harmonious addition to the host

building. This if further discussed in the
‘Design’ section of this report.
The poor design of the scheme (windowless basement).
There is no lawful basis for the council not to re-consider
the new basement application as against local policy.
There has been a material change in policy across
London in relation to basements, and the council is
justified in looking at this basement anew.
Amenity
No adequate consideration seems to have been given to
the impact of the noise & vibration caused during the
construction of such a large basement.

The Council has re-considered the
basement proposal under policy and
find it to be acceptable.

Increase in noise and disturbance

The applicant has stated in the
submitted draft school management
plan that they are keen to ensure that
the proposed operation of the school
does not result in impacts to the
amenity of surrounding properties or
the local community. Management
measures are to be put in place to
minimise noise and disturbance.

The submitted Construction
Management Plan has given
consideration to noise and vibration
during construction. In addition, the
applicant has confirmed that the
contractor will operate and be
registered under the Considerate
Constructors Scheme.

A full school management plan will be
secured by condition (Condition 19)
Increase in foot traffic will have a major detrimental
effect on residents' peaceful enjoyment of their property
in a residential area during the working day

Management measures are to be put
in place to minimise the noise and
disturbance of the students coming to
and from the school.
A full school management plan will be
secured by condition (Condition 19)

Other
The lack of open space provision for a school is also a
significant concern.

This is discussed in the ‘Standard of
education accommodation’ section.

There have been no official public consultation notices
displayed in the streets adjacent to the proposed
development. As the proposal includes a major change
of use, a full consultation should have been undertaken
with proper notices in the street. Without this notification
the application should not be considered.

Site notices were erected in the vicinity
on 5 March 2021. A full consultation
has been undertaken in line with the
Statement of Community Involvement
2020.

The proposed layout & provision will incorporate
insufficient space & amenities for a school of this size.

This is discussed in the ‘Standard of
education accommodation’ section.

No public benefits for the local people/area

The local benefits are outlined in the
‘Design’ section of this report.
All representations are taken into
consideration.

Support from parties outside the area should not be
allowed to be taken into consideration.

A college is not a like for like comparison for the Ballet
School - it will contribute noticeably to the activity,
congestion and noise of the area.

The proposed school has been
assessed on its own merits, and
impacts such as activity, transport and
noise have been assessed fully.
This is further discussed in the ‘Noise
‘Transport’ sections of this report.

There are no outside facilities or communal facilities for
the students which will result in students having
nowhere to go during any break periods. There are no
sports facilities so students will be expected to use local
facilities which will put a strain on existing gyms and the
sports centre.

This is assessed in the ‘Standard of
education accommodation’ section.

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

The submitted draft school
management plan states that the
school is committed to ensuring that
the local area is maintained tidy and
litter free. The school will, as part of its
site wide cleaning strategy, ensure the
footway and area across the frontage
of the school will be cleared of litter.
A full school management plan will be
secured by condition (Condition 19)

An extended period of building work may have a
significant impact on the structural integrity of the
properties in the vicinity.

The ‘Statement of Community Involvement’ by the
applicant is misleading. No plans or any detailed
explanation of the proposed planning application were
provided to allow the neighbours to comment on the
scheme.

This has been assessed within the
Basement Impact Assessment and
Supplementary Basement Impact
Assessment submitted with the
application.
The Council’s Building Control Team
have reviewed the Basement Impact
Assessment however, Officers have
not yet received their final comments.
This position will be updated and
reported to the Committee Members
by way of an addendum.
The Council encourage all applicants
to undertake a ‘Statement of
Community Involvement’ before
submitted an application, however it is
not a statutory requirement.

Where is the Evacuation Assembly Area for 400 people
in a confined residential space?

To be confirmed.

Increase the likelihood of anti-social behaviour outside
and around the school.

In order to ensure anti-social
behaviour is considered in full, a full
school management plan will be
secured by condition (Condition 19),
which includes details of how to
manage anti-social
behaviour/community safety.

7.4.3

The comments in support are summarised as follows:
•
•
•
•
•
•
•
•
•
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Very beneficial to the are to keep it as a much-needed educational facility,
Benefits young people and encourages them to study,
An educational establishment that is not a large sixth form college or an established school
can be less intimidating to young people and encourage them to explore avenues that they
might have considered difficult for them,
Benefit local businesses, shops and restaurants as students will use them,
A-level students would bring vitality and enthusiasm to the community,
Current outreach programmes will be continued – 6th form students to help Maths/STEAM
tutoring in local primaries,
Make good use of a notable Victorian building,
Committed to social mobility and investing in local state schools,
Traffic congestion will be less of an issue because 6th formers are more likely to use public
transport than younger students.

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 (2021) (hereon referred to as the LP), the
Lambeth Local Plan 2020-2035 (September 2021) (hereon referred to as the LLP) and the South Bank
and Waterloo neighbourhood development plan (‘the SoWNDP’) (October 2019).

8.2

The National Planning Policy Framework (NPPF) was published in 2012, revised in 2018 and updated
in 2019 and 2021. 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.

8.3

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
9
Land Use
9.1 As set out in the planning history section above, the use of the existing premises and ancillary garage
as a ballet school (Use Class F1) was established in May 2013.
9.2

Section 7 of the LLP defines social infrastructure as community meeting spaces, places of worship,
libraries and premises for the delivery of essential services including education, youth services,
childcare and early years; health and social care; sport, recreation and play; policing and the
emergency services. The proposed private school, the existing ballet school and the proposed ballet
school of the extant permission, all fall within the same Use Class (Use Class F1) of the Use Classes
Order 1987 (as amended) and are all considered to constitute social infrastructure. Even though the
proposal would result in the loss of a particular service offered by the ballet school, the private school
is simply a different type of social infrastructure.

9.3 The private school will introduce a new syllabus and education type, which would benefit the local
community where it is not offered at schools or other education establishments in the community. The
applicant’s Draft School Management Plan sets out that the school would offer a genuine alternative to
traditional private education with small classes, flexible timetables, large variety of subject options, and
bespoke teaching methods. Consequently, the site would continue to be used for social infrastructure
purposes.

9.4 Paragraph 95 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 this new educational facility in
Lambeth would widen choice in education within borough. This would meet the aspirations of the
NPPF.
9.5 Shared community use of the building has been considered by the applicant. However, this is not
possible due significant site constraints and operational limitations. The school hall in the basement
could potentially be offered as shared space. However, this room will accommodate computers and
printers all year round. In addition, it will be laid out as a large classroom (circa 15 desks) /exam room
(circa 90 desks) all year round too. As such, it is not practical to use this space for community
purposes. Nevertheless, the school will be offering the following to the community:
•
•
•

•
•
•

Revision courses over Easter Holidays. This will be a free service provided by the school,
Maths and science clubs for children in the local area. This will be a free service provided by the
school,
Exam Centre for external students to sit A levels or GCSE’s. The local community has an option to
sit academic qualifications at the school which will be better than travelling to central London and
financially more competitive. Low-income families will be able to sit exams at cost,
UCAS Training for university personal statements. This is a free service and will be offered on a
weekend so that the local community can attend,
Oxbridge interview training. This is a free service and will be offered on a weekend so that the local
community can attend,
Medical school interview training. This is a free service and will be offered on a weekend so that the
local community can attend.

9.6 Officers are also mindful of the previous 2013 permission and the subsequent extant permission,
which included a condition that restricts the use of the site to a ballet school and not for any other
Class F1 uses (previously Use Class D1- non-residential institutions). The reason for imposing the
restrictive condition (to planning permission granted under ref 12/04174/FUL), was not to protect a
specific use, but to protect the residential amenity of the neighbouring and surrounding properties and
the local highway network (an unrestricted use has the potential to negatively impact on the amenity of
the surrounding occupiers). As set out in a preceding section of this report, the condition (Condition 2)
stated that the site “shall be used for the purpose hereby approved and for no other use including any
other purpose in Use Class D1). The applicant appealed the Council’s decision to refuse an
application to remove the condition under application ref. 13/05297/VOC (2014 appeal).
9.7 The Planning Inspector’s conclusion, when considering this matter in the 2014 appeal decision, stated
as follows: “I am mindful that Class D1 of the Use Classes Order includes such activities as a place of
worship, a day nursery, a day centre and a training centre. Whilst such uses may be acceptable in
this location depending upon how they would operate, an unrestricted use may give rise to various
issues of noise, hours of operation or traffic, all of which may adversely affect living conditions of
nearby residents given their close proximity to the site… Whilst I appreciate that the removal of the
condition would provide the appellant with greater flexibility for the future, there is no evidence before
me that an alternative use is being actively proposed. In any event, should that be the case, it would
not prevent the appellants from submitting a further application based on the particular nature of the
proposed use or uses at the time.” (PINS ref: APP/N5660/A/14/2218450).
9.8 The extant permission (permitting the scale of development) and the reasoning for the previous
restrictive conditions (need to control an unrestricted use and not to protect a specific use) are

material considerations of substantial weight. Therefore, it could not be justified to object to the
principle of the site being used as a school, provided that the nature and scale of the proposed school
does not harm the amenity of the area. This is discussed in detail in section 11 of this report.
9.9 It is noted that the Lambeth Council Cabinet Member for Children and Young People and the statutory
Lead for Education in the borough has objected to the proposal. The objection is on the grounds that
the proposal would create excess school places that the borough does not need and that there is a
surplus of school places of all kinds. Whilst officers acknowledge a decline in projected pupil numbers,
these figures are based on state funded schools only. As private school allocation requirements are
not accounted for and there is no in principle policy objection to having private schools in the borough,
these findings are not considered relevant to this application.
Standard of education accommodation
9.10 Objections have been received regarding the site being unsuitable for students as some classrooms
will be in a windowless basement and that there are no lunch, sport, leisure or outside facilities for
students, and that the proposal does not comply with The Education (Independent School Standards)
(England) Regulations. However, it should be noted that the registration authority for independent
schools (Private schools) is the Department for Education (DfE). The DfE directs inspection according
to a specified frequency or at any time where it has particular concerns about a school. All private
schools must be registered with the government and are inspected regularly to ensure that they meet
the Independent School Standards. Inspections are carried out by Ofsted, the Independent Schools
Inspectorate (ISI) or School Inspection Service. All school reports are published online by the
organisation responsible for inspecting them.
9.11 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning decisions to be
made in accordance with the development plan unless material considerations indicate otherwise.
The development plan in Lambeth is the London Plan (2021) and the Lambeth Local Plan (September
2021). Given that there are no specific policies within the Development Plan or associated guidance
notes, which relate to standard of accommodation, including external amenity space for educational
facilities, this objection cannot be given any weight in determining this application. Compliance with
these standards is not a material planning consideration for the Council in its role as a local planning
authority.
9.12 Nevertheless, a common room will be provided for students to take a break and to eat their lunches.
Students will also be provided with access to flexible local gym membership passes during the day.
The tuitions will be structured in small classes, extremely focused and closely tailored to the specific
needs of the individual students. There will also be a flexible timetable, large variety of subject options
and bespoke teaching methods.
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Design and Conservation

Scale, massing, layout and appearance
10.1 The existing main building is of a double pile construction; the front pile, which measures 8.4m in
depth and 10.2m in height and the rear pile, which measures 9.6m in depth and 8.4m in height.
Attached to the rear elevation is a storeroom, changing facility and toilets. These are all single storey
structures with pitched roofs. There is also an outbuilding in the rear yard that extends to the
boundary, which measures 7m wide, 7m length and has a height of 4.5m to the top of a pitched roof.
10.2 As per the extant permission, the proposed ground floor extension would project from the rear
elevation of the main building by 13.4m at a height ranging between 3.2m and 4.4m and then by a
further 5.6m at a height of 3m. The total length of the extension would be 18.8m. The height of the
roof, compared to that of the permitted extension, would be increased to allow for adequate air
flow (to/from air handler unit). A timber framed pergola for bicycle storage would be added to the

scheme design. The footprint of the basement is also to remain generally as per the extant with the
thickness of the basement retaining walls being slightly reduced and the front section of the basement
floor lowered to the same level as the approved basement floor in the rest of the building.
10.3 The design approach to the current proposal is essentially identical to that of the extant permission
scheme, with the internal and external changes to the extant permission scheme (as proposed by this
application) regarded as minor changes to what has already been consented. Whilst the current
proposal has been assessed on its own merits, it is important to note that when considering the
application, the extant permission scheme is a material consideration of significant weight.
10.4 The extension to the basement would not be visible from outside the site and therefore would not have
an adverse impact on the openness of the area. The ground floor extension would also not impact on
the openness of the area. The proposed timber pergola is of lightweight construction and is
considered acceptable. Furthermore, the site has existing tall boundary walls on either side, which
would obscure most of the proposed extension and timber pergola from public viewpoints. The street
frontage of the existing building would remain unaltered and the distinctive contribution it makes to the
quality of the street scene would be unaffected.
10.5 As with the extant permission, the new floorspace would be provided within a hidden basement, and a
single storey above-ground accommodation stepping down in height from the existing building. As set
out in the appeal decision for the extant remission, the Inspector states “Seen from the rear, this would
result in a clear hierarchy of volumes, with the 10.2 metres high front range remaining dominant. The
8.4 metres high rear range is clearly subordinate to the front range and the 4.9 metres high new
ground floor studio and the 3.2 metres high office accommodation at the rear of the site would be very
much subordinate to that.”. Given the modest changes to the previously approved and extant
permission, the above conclusions would remain applicable to the current proposal.
10.6 The detailed design has been carefully considered and palette of materials is a modern but
harmonious and sympathetic in terms of the building’s context. To ensure high quality materials are
achieved, and as per the extant permission, conditions requiring detailed construction drawings (1:10
scale) and sample panels of materials to be approved by the Council are recommended (Conditions 3,
4 and 5 (LB) and 12 and 13(FUL)).
Impact on Heritage Assets
Legislation and National Policy Context
10.7 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.
10.8 In considering the application of the legislative and policy requirements referred to above, the first step
is for the decision-maker to consider each of the designated heritage assets (referred to hereafter
simply as “heritage assets”) which would be affected by the proposed development in turn and assess
whether the proposed development would result in any harm to the heritage asset.
10.9 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.
10.10 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.70 (2) TCPA 1990 and 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.
10.11 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.
10.12 The case-law also establishes that even where the harm identified is less than substantial (i.e. falls
within paragraph 202 of the NPPF), that harm must still be given considerable importance and weight.
10.13 All heritage assets will have a setting. The NPPF (2021) defines the setting of a heritage asset as “the
surroundings in which a heritage asset is experienced. Its extent is not fixed and may change as the
asset and its surroundings evolve. Elements of a setting may make a positive or negative contribution
to the significance of an asset, may affect the ability to appreciate that significance or may be neutral”.
10.14 Where more than one heritage asset would be harmed by the proposed development, the decisionmaker also needs to ensure that when the balancing exercise in undertaken, the cumulative effect of
those several harms to individual assets is properly considered. Considerable importance and weight
must be attached to each of the harms identified and to their cumulative effect.
10.15 What follows is an officer assessment of the extent of harm which would result from the proposed
development to the scoped heritage assets provided by the applicant as part of its submission. This
includes Conservation Areas, and neighbouring Listed Buildings. Both, an individual assessment
against each heritage asset as well a cumulative assessment, are provided. This is then followed by
an assessment of the heritage benefits of the proposals.
Impact on heritage assets: Conservation Areas
Character of the Rectory Grove Conservation Area
10.16 The Rectory Grove Conservation Area (RGCA) is the only Conservation Area which may be affected
and requires consideration. Figure 15 below shows the sites location within the Rectory Grove
Conservation Area (RGCA).

Figure 15: Site’s location within the Rectory Grove Conservation Area (RGCA)
10.17 The Rectory Grove Conservation Area is already residential where a consistent building line and rear
garden plots are characteristic features of the houses. The RGCA is mainly characterised by mid-19th
Century residential development in brick with detailing inspired by classicism. Front gardens,
established building lines, rear returns and rear gardens/yards are a key element of the character and
appearance.
10.18 As with other buildings in the area, the building typically has the greatest amount of ornamentation on
the street façade and a relatively plain rear elevation. This is characteristic of much of Lambeth’s 19th
Century development.
10.19 The application site shares attributes or age, construction, materials and built form with many other
buildings within the RGCA. It was also designed by Mr Knowles (Snr) who was a local architect of
note. Its historic use as dispensary reflects the development of healthcare in Lambeth during the
urbanisation period of the mid-19th Century. The application property is therefore considered to be a
positive contributor to the character and appearance of the RCGA.
Assessment of the impact on the Rectory Grove Conservation Area (RGCA)
10.20 The Conservation Area designation seeks to preserve or enhance the character or appearance of the
whole area; it is not merely concerned with public views from the street. The contribution made by rear
elevations and rear garden spaces is just as important even if they can only be appreciated from
private rear gardens or other similar spaces.

10.21 The contemporary design and scale of the rear extension would respect the form, design and integrity
of the listed building and the unique character of the site. With its proposed flat roof, its height would
be as low as possible, resulting in a subordinate addition. The green roof would contribute to the soft
landscaping of the area. The extended building would not undermine the important contribution made
by rear gardens and soft landscape on either side to the spacious character of the conservation area.
However, the rear extension would intrude into longer views of the rear of the terrace and to that
limited extent would diminish the spaciousness of the conservation area.

10.22 As per the extant permission, the loss of spaciousness of the conservation area would therefore
amount to less than substantial harm to the significance of the RGCA as a heritage asset.
Impact on heritage assets: Listed Buildings
Character of the listed building
10.23 42 Clapham Manor Street is located on the west side of Clapham Manor Street and dates back to
circa 1860. The building received its Grade II listing in July 1975. The listing description reads as
follows:
“No 42. 1850. Known today as Manor Studios but was former Clapham Dispensary. Very good
‘palazzo’ façade to design by J T Knowles senior. 2 storey in brick with red brick decoration and
good stucco details; noteworthy keystones.”
10.24 The main building is currently in two parts (piles); the grand frontage building (front pile) and a lower,
simpler rear building (rear pile). There are single storey outbuildings attached to either side of the rear
elevation of the rear pile. The building is constructed in brick with timber windows and slate roofs.
10.25 The building is listed and as a whole, has historic interest and evidential value. The front and rear piles
and rear returns contribute collectively to the significance of the listed building as a whole; it would be
unreasonable to unpick the external envelope any further by attributing differing values to individual
elements. As it stands the building exhibits a near original external appearance albeit that the rear pile
has been slightly raised and the windows sympathetically altered.
10.26 None of the historic interior survives as this was destroyed by fire, as such it is completely modern
inside. The only feature which appears to have been reinstated is the historic floor levels in the front
pile. Whilst the rear pile was raised slightly and subdivided internally, the external walls define the
original footprint of the hall and in this respect the original plan form is still legible in spite of the
subsequent modern interventions.
Assessment of the impact on 42 Clapham Manor Street (the listed building)
10.27 As per the extant permission, the proposal retains the building’s principal façade to Clapham Manor
Street and the existing external envelope of the building, except for the alteration of the rear facade of
the building to accommodate the new extension at ground and basement level. The proposal involves
the same level of demolition and practically the same alteration to the rear of the listed building as the
extant permission. It also replicates the previously consented scheme in design, bulk, scale and
massing which has already been established to be acceptable in heritage terms (via the 2017 appeal).
10.28 Given the subterranean nature of a basement and the fact that the original plan form has already been
lost, the proposal would not result in harm to the special interest and significance of the listed building.
This is despite the basement works comprising the excavation of a new basement beneath the
existing building the proposed rear extension and rear yard.
10.29 The Inspector to came to a similar opinion when determining the extant permission; “I therefore
consider that the construction of the basement would not conflict with LLP policies Q11 and that, in
terms of policy Q20, it would result in no real harm to the special interest and significance of the listed
building”. Given the modest changes to the basement of the previously approved extant permission,
as proposed by this application, the above statement would remain applicable to the current proposal.
Therefore, the impact on the listed building would remain the same as originally approved.

10.30 As such, the excavation of a basement would not be harmful and the proposal complies with Policy
Q11, Q20 and Q27 of the Lambeth Local Plan (2021).
10.31 With regard to the rear extension and its potential impact on the listed building, the extension has
been carefully designed to appear as a distinct and clearly modern addition and subordinate
extension. Its design would respond positively to the existing historic building, respecting and retaining
its key features. The historic interest of the building, as described in the listing, would remain and the
presence of the building in the street, and its imposing Italianate frontage, would be unaffected. The
integrity and heritage value of the building would be retained, and its long-term viability and survival
would be secured. By locating the services and extract flue at the western end of the site the plant
required for the school would be kept out of the historic envelope of the building.
10.32 As such, the rear extensions, would have no harmful impact on the character and significance of
No.42 Clapham Manor Street as a building of special architectural and historic interest.
10.33 The proposed internal works which are required for the change of use to a school are considered
acceptable. Since the building’s original construction, it has undergone a series of internal and
structural alterations, additions, and removals, which have occurred alongside multiple changes of use
of the site. As such, none of the buildings original interior or features remain. The internal alterations
would therefore not affect the heritage value of the building.
10.34 The proposed cycle storage to the rear within the timber framed pergola and the cycle stands to the
front of the building would be acceptable and would not harm the setting of the listed building.
10.35 The proposed refuse store has been relocated from the front of the property to the rear. This is now
considered acceptable and would not harm the setting of the listed building.
10.36 As such, the proposal is considered to represent a subordinate addition to the building and would not
adversely impact upon the historical character of the building. The changes proposed to be made to
42 Clapham Manor Street would be entirely sympathetic to its distinctive character and that there
would be no harmful impact to its setting. Its significance as a heritage asset would be unaffected.
Impact upon heritage assets: Summary
10.37 The Design Officer has considered the heritage assets individually and collectively and assessed the
impact of the development. Overall, the proposal would have no harmful impact on the character and
significance of No.42 Clapham Manor Street as a building of special architectural and historic interest.
However, the proposal would result in the slight loss of spaciousness in the conservation area and
therefore it would not fully preserve the character and appearance of the Rectory Grove Conservation
Area. This would result in less than substantial harm of minor magnitude.
Assessment of harm versus benefits
10.38 As noted above, officers have identified that there would be less than substantial harm to the Rectory
Grove Conservation Area
10.39 As paragraph 202 of the NPPF makes clear, where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should be weighed
against the public benefits of the proposal including, where appropriate, securing its optimum viable
use. ‘Less than substantial’ does not necessarily mean insignificant and any harm, as a matter of law,
must be given considerable importance and weight in the overall balance. It is also important to note
that ‘Area-based’ designated heritage assets such as conservation areas will not themselves have a
single use (though any individual heritage assets within them may). Therefore, securing the optimum
viable use of the area-based asset as a whole is not a relevant consideration in assessing the public

benefits of development proposals affecting such heritage assets.
10.40 The purpose of the planning system is to contribute to the achievement of sustainable development.
Achieving sustainable development means that the planning system has three overarching objectives,
an economic objective, a social objective and an environmental objective. Guidance makes clear, that
public benefits could therefore be anything that delivers economic, social or environmental objectives.
10.41

In this case, officers consider that the development provides the following public benefits:
Economic
• A significant number of temporary jobs during an 18-month construction period,
• Employment for teachers and other staff,
• Provision of an additional choice of education within Lambeth with academic and relevant
curriculum to support modern day needs in employment.
Social
• Scholarships for children in the local area. Initially, the school will be offering 2x 100%
scholarships and will look to expand on this offer in the future.
• Sharing resources, activities and expertise:
o Maths and science clubs for children in the local area. This will be a free service provided
by the school.
o Revision courses over Easter Holidays. This will be a free service provided by the school.
o Exam centre for external students to site A levels or GCSE’s. The local community has
an option to sit academic qualifications at the school which will be better than travelling to
central London and financially more competitive. Low-income families will be able to sit
exams at cost.
o Fundraising and volunteer activities. A-level students to tutor children in the local area
(11+), possibility linking with the Ben Hollioake Foundation or alternatively teach in house.
•
•
•

UCAS Training for university personal statements. This is a free service and will be offered on a
weekend so that the local community can attend.
Oxbridge interview raining. This is a free service and will be offered on a weekend so that the local
community can attend.
Medical school interview training. This is a free service and will be offered on a weekend so that
the local community can attend.

Environmental
• The SCRB has closed as it was no longer viable to run the charity business. The proposed
alterations and extension to the building would enable the provision of a new educational facility in
Lambeth and thereby securing a viable use of the building and supporting its long-term
conservation,
• The delivery of a scheme agreed to be of design excellence which would make a positive
contribution to local character and historic context,
• Modernisation of the building to achieve high levels of energy efficiency and carbon reduction,
helping to address the impacts of climate change,
• Biodiversity gain through a green roof, where currently there is a paved yard,
• Reduction and allowing of surface water run-off from the site, reducing the risk of down-line
flooding.
10.42 It is Officers’ assessment, that the above benefits amount to considerable economic, social and
environmental benefits in the public interest. On balance, after giving the appropriate weight to the
identified harm to the conservation area, it is considered that these public benefits would far outweigh
that harm. The slight harm that would be caused to the significance of the Rectory Grove

Conservation Area as a designated heritage asset is therefore justified in this instance. Accordingly,
the proposals are acceptable, subject to appropriate and necessary conditions being imposed.
10.43 Officers acknowledge that the extant permission would deliver a community-wide public benefits by
way of making high quality ballet teaching available to a much wider cross-section of the local
population, which would be absent from the proposed scheme. Nevertheless, given that the harm to the
significance of the Rectory Grove Conservation Area is of minor magnitude, the suite of benefits the
proposal will deliver will still be considered sufficient to outweigh the identified harm, even without the
benefits a ballet school would have brought.
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Amenity for Neighbouring Occupiers

11.1 At the rear (south-west), the site is adjoined by No.1-4 Knowles Walk at a distance of approximately
4m from the boundary/existing single storey garage/studio building. The height of the boundary wall
ranges between 2m and 2.6m when measured from the rear garden area of No. 1-4 Knowles Walk.
11.2 No. 40 and 44 Clapham Manor Street directly adjoin the northwest and southeast side boundaries
(respectively) of the application site. The rear elevations of the properties are approximately 6m and
9m (respectively) from the rear yard of the ballet school. No.40 has an existing artist’s studio in the
rear garden which is on the northwest boundary of the site.
11.3 The overall scale, mass and design of the extensions previously approved by the extant permission
was considered acceptable in terms of its impact on the amenity of the neighbouring properties. As the
extant permission is a genuine fallback position, the proposed overall scale, mass and design of the
extension is acceptable in much the same way as that of the extant permission.
11.4 The proposal would alter the approved massing in two areas; an additional roof structure to allow air
flow for the air source heat pumps and the addition of a timber framed pergola. Both elements would
be along the rear boundary of the site. As such, it is only the occupiers of flats at Nos.1-4 Knowles
Walk that would be affected by the changes introduced by the current proposal, and only the impact
on these properties need be assessed. Due to the separation distances, the addition of a small
structure to the approved extension and the timber pergola would not have an impact on the amenities
of No’s. 40 and 44 Clapham Manor Street.
11.5 Nevertheless, the application has been assessed on its own merits and as such all neighbours have
been assessed in the sections below.
Daylight, Sunlight and Overshadowing
11.6 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.
11.7 Nos.1-4 Knowles Walk are located to the south-west of the proposed works and contain two storeys of
residential accommodation. The applicant has submitted a sunlight and daylight assessment that
compared the existing conditions (prior to any demolition) and proposed conditions (the approved
scheme plus the additional massing as part of this application). The BRE guidelines state that where
there are successive approvals that affect properties, comparisons should be made between the
existing and proposed conditions, rather than the approved versus proposed conditions.

Figure 16: Existing 3d view

Figure 17: Proposed 3D view – Larger scheme prior to the reduction in hight along the rear boundary

11.8

The Vertical Sky Component (VSC) results show that of the 11 windows tested, all 11 adhere to the
BRE guidelines, either by obtaining VSC levels of 27% or higher, or obtaining ratio reductions of 0.8
or higher.

11.9

The daylight distribution results show that of 11 rooms tested, 11 adhere to the BRE guidelines, by
obtaining ratio reductions of 0.8 or higher. In 4 rooms there are light gains recorded, as the existing
building roof is taller than the proposed massing to the rear of the site.

11.10

The Annual Probable Sunlight Hours (APSH) assessments are not a material consideration as the
windows tested face 90 degrees of due north.

11.11

The sun-on-ground assessment was undertaken to the rear garden of Knowles Walk with the results
showing 81% of the garden achieved at least two hours of sunlight, which exceeds the BRE
guideline recommendations. The sunlight level achieved in the proposed condition is a gain in
comparison to the existing condition, whereby 78% of the garden is sunlit. Again, the sunlight gain is
due to the existing building roof being taller than the proposed massing immediately adjacent.

11.12

Following the assessment of the sunlight and daylights availability, proposal has been amended to
lower the hight along the rear boundary to no higher than the existing heights along this boundary.
whist this amendment was required to improve outlook, it should also further improve the levels of
sunlight and daylight availability, and further reduce overshadowing.

11.13

Therefore, all these properties would continue to receive adequate levels of sunlight and daylight,
with limited overshadowing. While there would be some loss in a few places, any reduced levels
would remain comfortably within the guidelines set out in the BRE Report Site Layout Planning for
Daylight and Sunlight: A Guide to Good Practice 2011.

11.14

The impact on the daylight and sunlight to No.40 and 44 Clapham Manor Street was previously
assessed as part of the assessment of extant permission scheme and was found to be acceptable.
As the proposed scheme only includes minor changes extant permission scheme, that would occur
beyond the boundary of no.44 and the existing artist’s studio at No.40. The previous finding will
remain valid and can be applied to the assessment of this application.

11.15

The proposal will have the same impact to that of the previous permission. As the impact will be the
same, there will not be loss in terms of daylight, sunlight and overshadowing over and above that
assessed under the previous application and as such this is considered acceptable.
Privacy

11.16

The proposal has had full regard to the privacy of occupiers of neighbouring dwellings. There will be
no windows proposed on the flank wall to the southeast or northwest elevations and as such there
will be no impact to Nos 40 and 44 Clapham Manor Street. The rear elevation of the main bulk of the
extension is glazed and this element of the proposal is contained within the site. Due to floor levels
and the existing height of the boundary treatment being retained, there would be no direct
overlooking to Nos 1-4 Knowles Walk.
Outlook

11.17

In respect to No.1-4 Knowles Walk, the rear wall of the proposed rear extension has been lowered to
be no higher than existing heights along this boundary and no higher than the heights of the extant
permission scheme. This would retain the existing height of the boundary wall, with a pitched roof.
Part of the pitched roof is increased in height by 1 metre than previously approved in order to
incorporate a small structure on top of the extension to allow for adequate air flow (to/from air

handler unit). However, as the roof is pitching away from the occupiers of Knowles Walk, it would
have a similar impact to the extant permission and would not have an undue impact on the amenity
of the properties on Knowles Walk in terms of outlook and sense of enclosure.
11.18

The proposed timber pergola covering the cycle storage would be situated below the rear boundary
wall, and therefore would have no impact on these properties.

11.19

In terms of No. 40 Clapham Manor Street, as part of the previous permission the Inspector
concluded that the visual amenity of the occupiers of No.40 would not be unacceptably compromised
by the proposed extension, nor would it result in an undue sense of enclosure. Officers have
assessed the impact of the current application on its own merits and as the views of the proposal
would be identical to what was previously approved, the impact of this proposal will be the same as
the previous application. As such officers have reached the same conclusion in this instance. The
proposal would not have an undue impact on the amenity of No.40 Clapham Manor Street in terms
of outlook and sense of enclosure In terms of No.44 Clapham Manor Street, as noted in the
assessment of the extant permission scheme, the proposed extension would be visible through the
trees and vegetation from the rear garden to a height of 1.8m above the boundary wall. However,
officers concluded that the proposal would not harm the enjoyment of the property in terms of
outlook. The inspector concurred with this conclusion and as such no further assessment was made
during the appeal. Officers have assessed the current proposal on its own merits, and as per the
above observations, the views of the proposal would be identical to what was previously approved
(changes to previous scheme would be beyond the existing artist’s studio at No.40). The impact of
this proposal would be the same as the extant permission scheme and therefore officers conclude
that there would not be a loss of outlook to this neighbouring property.
Noise
Use of building

11.20

A noise assessment has been submitted with the application, which included an environmental noise
survey taken as part of an earlier assessment in 2014. Noise emission criteria has been reviewed
and are considered to remain relevant.

11.21

The proposed school operations do not involve any significant internal noise generating activities
such as sports, amplified music, performance etc. The report concludes that the proposed usage is
in accordance with the current permitted hours and would not result in the building being used as
extensively as the ballet school could have been, particularly into the evenings and at weekends. In
addition, noise levels inside ballet studios consisted of student and teacher’s voices, along with the
playing music to accompany dancing. Consequently, the levels measured are not unrepresentative
of typical classroom activity (except for the playing of music) that could be expected in school
classrooms. The proposed use as a school would not be dissimilar to use of the premises as a ballet
school.

11.22

It is therefore reasonable to concluded that a scheme of sound insulation and management practices
(as per the extant permission) in connection with the use of the site as a school, would also be able
to suitably mitigate undue noise transfer and protect the amenity of adjoining neighbours.

11.23

To ensure that the future use of the property does not harm the amenity of neighbouring residents
through noise disturbance it is considered appropriate to require that a scheme of sound insulation is
submitted to the Council for approval by the Environmental Health Officers. This should be
accompanied by a further condition requiring that noise from activities within the school (LAeq,5min),
when measured externally at 1m from any noise sensitive window, shall not exceed the
representative background noise level (LA90,5min) (Condition 17 and 18).

Plant
11.24

The application proposes a plant room at basement level to serve the whole building. The building
will be fully mechanically ventilated so as to remove the need to open windows for ventilation.
Mechanical services will be located in two basement plant rooms at the western end of the building.
The proposal is to utilise air source cooling with condensing units located in one of the basement
plantrooms, with the plant room ventilated via air intake and discharge paths incorporating silencers
to control noise emissions.

11.25

The detailed design of the plant has not yet been undertaken, as such a condition will be attached
requiring details of the plant and to ensure that the proposed plant incorporates the required
measures to meet the plant noise emission limits set out within the submitted noise report. Also, to
ensure that there would be no loss of amenity through noise disturbance the plant rooms are
required to be sound insulated through a condition (Conditions 15, 16, 17 and 18).
Pupil arrivals and departures

11.26

The submitted draft school management plan states that Hurlingham College will ensure that the
proposed operation of the school does not result in impacts to the amenity of surrounding properties
or the local community.

11.27

It states that prior to a student joining the school, the student and parent will sign a student contract.
The contract will be given to the student at registration along with the school guidelines, expectations
and rules.

11.28

The rule book will include the following:
•
•

11.29

Students are forbidden from loitering outside the school before, during or after school
hours
Students will approach and leave the school in a calm, orderly and respectful manner.

The noise impact of pupils arriving and departing will be mitigated and reduced to a minimum
through the adoption of suitable management practices such as the ones outlined in the draft school
management plan. A full school management plan outlining all management measures will be
secured by condition (Condition 19).
Construction Management

11.30

In order for the scheme to be built it is recognised that a significant amount of earth would need to be
removed from the site as well as the outbuilding and parts of the main building. It is proposed that
this would be taken away by construction vehicles. Local residents have therefore raised concerns
that this would harm their living conditions.

11.31

During the demolition and construction periods, as may be expected, a level of noise and vibration is
anticipated, which is common with construction projects in urban locations. A Construction Logistics
Management Plan (CLMP) has been submitted with the application and several
measures/restrictions have been proposed to minimise noise, dust, traffic, these have been reviewed
and are considered acceptable. The CPM is in-line with the Construction Method Statement that was
approved as part of the approval of details for the extant permission (Ref:18/04667/DET). Some
measures include the following:
•
•

Mailshot will be distributed to neighbouring properties. This would provide a summary of the
construction programme.
The appointed contractor would sign up to the Considerate Constructors Scheme.

•
•
•
•
•
•
•
•

Vehicles carrying materials would be sheeted to minimise the dust pollution.
The roads within the vicinity of the site would be swept regularly to further prevent nuisance from
dust / debris.
Excavation works areas and materials would be sprayed with water as necessary to minimise
windblown dust from excavations.
Drivers would be required to turn their engines off while loading / unloading and / or waiting
outside the site.
Loading, unloading and deliveries to take place during off peak hours and between
09:30 and 15:30.
The noise level limits of plant operating on site would be agreed with LBL’s Environmental Health
office as work progresses.
Deliveries would be arranged on a ‘just in time’ basis and these would be managed by a
contractor appointed Logistics Manager who would co-ordinate all delivery slots, with the
assistance of banksmen and traffic marshals as required.

11.32

Registration with the Considerate Constructors Scheme, is a commitment by contractor to agree to
abide by the Code of Considerate Practice, designed to encourage best practice beyond statutory
requirements. Protecting the environment is one of the key areas of concern and minimising the
impact of vibration, and air, light and noise pollution is integral to the code.

11.33

Condition 9 has been imposed to ensure that the development is built in strict accordance with the
CLMP.

11.34

The applicant will also be reminded of the prescribed Construction hours:
•
•
•

Monday-Friday, 8.00am-6.00pm
Saturday, 8.00am-1.00pm
No construction on Sunday or bank holidays.
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Designing Out Crime

12.1

Objections have been received in relation to antisocial behaviour. A full school management plan
providing details on how anti-social behaviour will be managed will be secured by condition
(Condition 19).

13

Transport
Site context

13.1 The site is located on the western side of Clapham Manor Street between the junctions of Clapham
Manor Street and Shamrock Street to the north and Clapham Manor Street and Elmhurst Street to the
south. Clapham High Street lies a short distance to the south of the site. Clapham Manor Street forms
Quiet Route 5, part of Lambeth’s network of formal Quiet Routes.
13.2 The application site has a public transport accessibility (PTAL) rating of 4, which is considered to be a
‘Good’ level of public transport connectivity to bus, rail and underground services.
13.3 The site is currently occupied by the School of Classical Russian Ballet (SCRB) which offers prevocational and vocational ballet teaching programmes to school children and adults.
13.4 The existing infrastructure includes the front entrance from Clapham Manor Street and rear access
from Cubitt Terrace. At this location, there is a backyard, which has off-street parking for one vehicle
to enable a transit sized van to undertake deliveries. Historically the yard had been used on occasion
for dropping off and picking up the students.

13.5

The key differences between the existing and proposed use are:
(i)

There will be no ballet or activities requiring music for performance. All subjects requiring
audio such as music and film studies would use headphones – negating the need for
‘broadcast’ sound.
The students are full-time hence when they arrive on site they will stay until classes are
over. This should result in fewer people movements to and from the school premises.
The proposed hours of operation are significantly reduced from those approved for the ballet
school.

(ii)
(iii)

Access
13.6 The proposed development presents no new/altered vehicular or pedestrian access, to or from the
public highway.
13.7 No changes to the existing pedestrian access arrangements are proposed. The primary pedestrian
access to the site would be from Clapham Manor Street in accordance with the existing situation.
13.8 There are no new public roads to be provided within the site, with no new public rights of way to be
provided within or adjacent to the site. Neither does the proposal require any diversions/
extinguishments and/or creation of rights of way, with vehicular parking not relevant to the proposal.
13.9 The primary pedestrian access to the site would be from Clapham Manor Street in accordance with
the existing arrangement.
Trip Generation
13.10

It is stated that the existing ballet school accommodates the following:
•
•
•
•
•
•

13 to 15 staff including artistic staff and administration staff plus cleaners
32 full-time students (attending 6 to 7 days per week)
27 pre-vocational students (attending 6 days per week)
170 recreational students with classes taking place 7 days per week
40 Young Lambeth performers (of which circa 22 practice together, around 4 times per week)
Circa 250 active adult students who attend classes each week

13.11 The applicant states the given the above, the existing ballet school operation has the potential to
generate a significant number of arrivals and departures throughout the day/week, including during the
evening and at weekends.
13.12 It is proposed that the school timetable and associated activities would be managed/arranged to
ensure the maximum number of students that would be permitted on-site at any one time would be
180 comprising circa 40 GCSE students (Years 10 and 11) and circa 140 A-Level students (Years 12,
13 and 14) students.
13.13 It is anticipated that across all the years, there would be a total of 350 students (maximum) registered
at the school.
13.14 Based on information provided by the applicant/potential occupier, it is anticipated that class
timetables would be developed with staggered start and finish times. The anticipated arrival and
departure times are shown in Table 3 above.

13.15

In summary, the trip generation for the proposal is as follows:
•

Staggered arrival/departure times supported by way of a timetable, which limits the number of
students on-site at any one time, means that the proposed school would generate around 88 twoway (all modes) trip per hour during the traditional weekday morning peak period (08:00 to 09:00)
and around 53 two-way (all modes) trips per hour during the traditional evening peak period
(17:00 to 18:00);

•

At approximately 14:00 to 15:00, i.e. the potential peak period for the proposed use in terms of
activity at the access to the building, it is anticipated that the proposed school would generate
around 120 two-way trips per hour. These would mainly comprise trips made by students to the
local gym/leisure centre/local shops during a break and/or local eateries for lunch

13.16 The proposed school would generate approximately 12 two-way car or taxi trips by students per hour
during the weekday morning peak period (6 inbound and 6 outbound car or taxi trips per hour) and
around 10 two-way car or taxi trips by students per hour during the evening peak period (5 inbound
and 5 outbound car or taxi trips per hour). This would be a very “worst case scenario”. , should the
staggered lesson times (arrivals and departures) not occur (i.e. all students were to arrive and depart
within the same 1hr peak period). However, even if this was to occur (i.e. all students arriving and
departing with the same 1 hour peak period), the impact on Clapham Manor Street and
surrounding/nearby streets would not present a severe impact on the free or safe flow of traffic on that
road or the immediate/surrounding (local) highway network. The Transport Officer has confirmed that
there is no objection on transport planning grounds to this proposal.
13.17 It should be noted that the extant permission has the potential to generate 24 (two way) vehicle trips to
the site during peak periods.
Car parking & servicing
13.18 The site is located within a Controlled Parking Zone (CPZ) and will be secured as business car
parking permit free. A June 2020 Parking Survey has been completed by the applicant.
13.19 The supporting documentation states that the results of the parking survey represent a worst-case
parking demand, given that the surveys took place during the coronavirus pandemic when a significant
proportion of the local population would have been at home, with their cars parked on-street close to
their properties. Lambeth’s Transport Officer concurs with this statement.
13.20 The original (Transport Statement) parking survey indicated the availability of spare (kerb-side)
parking spaces within a reasonable distance of the proposed school, whilst acknowledging that there
was limited (but still some) availability of parking along Clapham Manor Street.
13.21 With regard to some of the parking opportunities that are circa 150m to 200m from the site, it is
considered reasonable to include these in the assessment as the proposed school would be for older
pupils who would be comfortable walking such distances alone. These students would likely be
furnished with a mobile phone’ which could be used to locate any parents or carers that are picking
them up from these roads or other nearby roads within a 1 to 2-minute walk from the school.
13.22 However, the applicant acknowledged concerns raised by objectors and completed a further parking
beat survey (using an independent specialist survey company). The further surveys took place on
Thursday 22nd April 2021 and Friday 23rd April 2021 during the following times: 08:00, 09:00, 10:00,
16:00, 17:00, and 18:00.
13.23 The above times correlate with the main arrival and departure times for the proposed school. The
further surveys also cover the time of 16:00, that has been referred to in the Transport Technical Note
prepared by the transport consultant ADL and submitted on behalf of an objector.

13.24 The further survey takes account of the proposed Parking Exclusion Zone measure and includes the
sections of Clapham Manor Street and Edgeley Road between Voltaire Road and Clapham High
Street, as well as Voltaire Road.
13.25

The recently undertaken parking survey covers the following roads:
•
•
•
•
•
•
•

Clapham Manor Street – between Clapham High Street and Larkhall Rise;
Edgeley Road – between Clapham High Street and Larkhall Rise;
Voltaire Road – between Clapham Manor Street and Edgeley Road;
Littlebury Road – between Voltaire Road and Navy Street;
Navy Street – between Clapham Manor Street and Edgeley Road;
Elmhurst Street – between Clapham Manor Street and Edgeley Road;
Shamrock Street – between Clapham Manor Street and Edgeley Road.

Parking Survey - Thursday 22nd April 2021
13.26 The survey results for Thursday indicate that on average the permit holder bays that are operational
between 08:30 and 20:30 are at around 65% utilisation, on average, while the permit holder bays that
are operational between 08:30 and 18:30 are around 75% utilised, on average.
13.27 The results also show that are around 70 permit holder bays (with rounding error removed, 68.5 + 1.5)
are available, on average, across the times that were surveyed.
13.28 It is calculated that there are 64 available parking spaces for visitors to the area (made up of Pay and
Display bays or dual use Permit and Pay and Display bays) outside of the proposed Parking Exclusion
Zone and within a reasonable walking distance from the site.
13.29 The visitor parking bays of which 53 are dual use and 11 are pay and display only, have average
utilisations of 90% and 62%, respectively. It was recorded that on average there were 9 visitor parking
spaces available across the times that were surveyed.
13.30

To summarise:
•

During the main morning dropping off period for the proposed school (i.e. around 08:00 and
09:00) there were on average 12 visitor parking spaces available within a reasonable walk
distance of the site and beyond of the proposed Parking Exclusion Zone;

•

During the main picking-up period for the proposed school (at around 16:00) there were 9
available visitor parking opportunities.

Parking Survey - Friday 23rd April 2021
13.31 The survey results for Friday indicate that on average the permit holder bays that are operational
between 08:30 and 20:30 are at around 66% utilisation, on average, while the permit holder bays that
are operational between 08:30 and 18:30 are around 92% utilised, on average.
13.32 The results also show that are around 65 permit holder bays (with rounding error removed, 64.5 + 0.5)
are available, on average, across the times that were surveyed.
13.33 The visitor parking bays of which 53 are dual use and 11 of which are pay and display only, have
average utilisations of 86% and 50%, respectively. It was recorded that on average there were 10
visitor parking spaces (with rounding error removed, 4.5 + 5.8) available across the times that were
surveyed.

13.34

To summarise:
• During the main morning dropping off period for the proposed school (i.e. around 08:00 and
09:00) there were on average 13 visitor parking spaces available within a reasonable walk
distance of the site and beyond of the proposed Parking Exclusion Zone;
• During the main picking-up period for the proposed school (at around 16:00) there were 9
available visitor parking opportunities.

13.35 The results of the respective parking surveys therefore demonstrate that there is spare capacity in the
pay and display only and shared resident permit holder and pay and display bays throughout the day
and there is spare capacity in all nearby parking bays at around 08:30 just before the controlled
parking zone restrictions apply.
13.36 The existing single car parking space located at the rear of the site, accessed off Cubitt Terrace would
be retained. Therefore, the proposed school would incorporate one on-site/off Street car parking
space.
13.37 Regarding disabled parking, it is noted that there are a significant number of on-street disabled/blue
badge holder bays within close proximity of the site (18 bays) and that these spaces are around 50%
occupied throughout the day.
13.38 Concerns have been raised that the proposals could lead to the permanent loss of resident parking if
“School Keep Clear” markings are introduced. Lambeth Transport Planning raised the potential for this
intervention at pre-application stage. However, it is concluded this is not a direct requirement of the
current proposal, mindful of the staggered arrival and departure times and the age (i.e. not infant/junior
school children) of the pupils that would be attending the school.
School Management Plan and Parking Management
13.39 Within the supporting documentation, the applicant recognises that a small proportion of students are
likely to be dropped-off and collected by private car. Students that need to be dropped off and/or
picked up from the school by car, would utilise spaces on the roads that are located within the vicinity
of the site.
13.40 It is stated that a Traffic Management Plan will be implemented for the school prior to first opening and
that this will be embedded with the Travel Plan (which aims to encourage sustainable travel
behaviour).
13.41 To minimise the possibility of parking occurring along Clapham Manor Street, which forms Cycling
Quietway 5, the applicant has proposed a Parking Exclusion Zone (PEZ) which aims to ensure that
any residual vehicular trips that are made to or from the school are properly managed.
13.42

The PEZ would include the following sections of local roads:
• Clapham Manor Street (between Larkhall Rise to the north and Navy Street to the south):
• Shamrock Street; and
• Elmhurst Street

13.43 It is stated that the PEZ will be actively managed by the school and promoted via the supporting
Travel Plan and newsletters, via the school’s intrant site and other media platforms.
13.44 The effectiveness of the PEZ will be reviewed by staff members standing outside the school, moving

parents on that attempt to park on the roads in the exclusion zone. Lambeth Transport Officers
support this approach and will request feedback/monitoring reports, secured by condition and linked to
any future planning consent.
13.45 The applicant states that implementation of a PEZ will have the added benefit of discouraging travel to
and from the site by car during normal school operating periods and when parent evenings are taking
place.
13.46 It is recommended that for the first year of the school operating, further details relating to the delivery
of the PEZ and a monitoring repot is submitted to the local highway authority for review, at the
following intervals:
•
•
•

Additional details prior to occupation
6 monthly review/report
12 monthly review/report

13.47 A PEZ incorporating the above and Traffic Management Plan will be included in the Travel Plan, which
will be secured by a section 106 legal agreement
13.48 A Transport Technical Note prepared by the transport consultant ADL, appointed by an objector, was
submitted and reviewed by Lambeth transport planning. An issue was raised in relation to the
proposed exclusion zone having no means of management of enforcement.
13.49

The Technical Note cites comments regarding the enforcement, management and monitoring of the
zone. Details relating to the Parking Exclusion Zone (PEZ) and how this will be implemented,
managed and monitored have been discussed in detail between Lambeth Transport Planning and
the applicant.

13.50 As stated above, the concept of the PEZ forms part of the School’s Travel Plan and includes
communication (for example, the school’s website and direct communication with parents/guardians)
regarding measures to reduce dependence on the private car and not parking close to the school. It is
very much “hearts and minds” led (i.e. personal responsibility and respect for local people).
13.51 Lambeth Transport Planning have confirmed that measures were welcomed and formed something
that Lambeth Transport Planning would rather see included in a Travel Plan, than not see. It means
that the proposed school acknowledges the concerns of local people and will endeavour to help
control the actions of any parents/guardians dropping off/collecting students by private car, should
problems arise and be brought to the attention of the school/Council.
Sustainable Travel
13.52 Cycle parking facilities would be provided on site in accordance with London Plan (2021) standards.
The proposed ground floor site layout plan presents the proposed cycle parking provisions. The
proposed provision includes 26 spaces in total, comprising:
•

7 no. Sheffield stands (for 14 bicycles) located at the front of the building (as per the
existing/consented use);

•

A two-tier cycle parking system at the rear comprising 2 Sheffield stands (for 2
accessible/adapted bicycles) on the lower level and 10 cycle racks on the upper deck.

13.53 The cycle parking is considered acceptable, and a condition (Condition 6) will be secured to ensure
the cycle parking is implemented in full.

Healthy Route
13.54 Clapham Manor Street form part of Lambeth’s Healthy Routes Network/Cycle Quietway (Route Q5).
During peak times (between 18:00 and 19:00) Mondays to Fridays, the average hourly vehicle flow on
Clapham Manor Street is 130 vehicles per hour. At the weekend, the peak hourly flow is 168 (around
midday on a Saturday) although the proposed school would only be open on a handful of occasions at
the weekend. These figures include motorcycles.
13.55 Regarding the potential effect on the proposals on the Healthy Route status of Clapham Manor Street,
this has been considered in detail. It was concluded the proposed ‘worst case scenario’ increase in
private vehicles use (12 arrivals and 12 departures during peak periods) does not present a
negative/adverse impact on the Healthy Route status of Clapham Manor Street.
13.56 Resultantly, the traffic flows along Clapham Manor Street would remain below the 200 vehicles per
hour threshold for a Healthy Route.
Travel Plan
13.57 A travel plan will be implemented at the proposed school to support and promote sustainable/non-car
travel to and from the site by students, staff and visitors.
13.58 A draft Travel Plan prepared by Caneparo Associates (October 2020) has been submitted in support
of this application.
13.59 The proposed school would aim to achieve TfL’s STARS (Sustainable Travel: Active, Responsible,
Safe) Gold accreditation via the proposed Travel Pan within the first two years of first opening. The
aim would therefore be for 90% of students to travel to and from the school by active/sustainable
modes (e.g. walking, cycling and public transport)
13.60 The framework Travel Plan presents a detailed Action Plan (Chapter 8) which should be built upon,
and further detail provided at full Travel Plan stage. A detailed Travel Plan and monitoring fee to be
secured by a section 106 legal agreement
Servicing and Delivery
13.61 All refuse collection, deliveries and servicing activities, which would be limited in number and duration,
would be undertaken from Clapham Manor Street in accordance with the existing ballet school. It is
anticipated that the requirements for the proposed school would not be significantly different to that
associated with the existing use and therefore no significant issues will arise.
13.62

A Delivery and Servicing Management Plan (DSMP) will be secured by condition (Condition 20).
Refuse and Recycling

13.63 The refuse and recycling will be located to the rear of the property, in a previously approved store
space which just housed meters. The bins will be hidden from view but will be easily accessible from
the three-track sliding door which allows the bins to be removed/accessed from both sides.
13.64 Two 750 litre bins are proposed to be in this space with the proposed meters being situated above the
bins. This is considered acceptable.
Construction Management Plan
13.65 A construction management plan has been submitted with the application. This has been reviewed by

Lambeth Highways who are satisfied with the proposal. As such, a compliance condition will be
secured (Condition 9).
13.66 The CLMP confirms that service and delivery movements and activities are to be conducted at the
front of the site. This option means that lorries would not need to travel along the smaller local
residential streets at the rear of the site or on the private land of neighbours. It is therefore envisaged
that the footway along the western side of Clapham Manor Street will not need to be closed. This will
be achieved through the implementation of a gantry and a conveyor system.
13.67 The CPM is in-line with the Construction Method Statement that was approved as part of the approval
of details for the extant permission (Ref:18/04667/DET).
Mitigation
13.68 To summarise, officers consider that the transport and highway impacts of the scheme can be
mitigated subject to the following measures:
13.69

Secured by condition:
- Delivery and servicing management plan (Condition 20)
- Cycle Parking (Condition 6)
- Refuse and Recycling (Condition 7)
- Construction Management Plan (Condition 9)

13.70

Secured by obligation (section 106 legal agreement):
- Teacher parking permit restrictions
- A detailed Travel Plan and monitoring fee of £5300
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Sustainable Design and Construction

14.1 The proposal is classified as a minor development and therefore the required emission reductions
given in Part C of London Plan Policy SI 2 do not apply. LLP Policy EN4 requires new development to
meet high standards of sustainable design and construction.
14.2 There are no existing or proposed heat networks in the vicinity of the site. The closest proposed heat
network is over 1km from the development. The development has not made provision for future
connection to a heat network, stating a lack of feasibility due to the scale of the project, distance to the
proposed heat network and dense urban surroundings. This is considered acceptable. The applicant
has also stated tat CHP has been investigated and is not viable at the scale of the development. It is
agreed that a communal system with a CHP would not be the most appropriate system for a scheme
of this size.
14.3 The applicant has submitted a BREEAM pre-assessment which states a targeted BREEAM rating of
Very Good with a score of 56.51%. The pre assessment also states that it is possible to achieve a
score of 63.10%. The applicant will need to update the report to demonstrate that the assessment will
target a minimum score of 63%, in line with Policy EN4 of the LLP. As such, a condition will be
secured requesting an updated BREEAM pre-assessment confirming that a Very Good rating with a
minimum score of 63% is targeted for the development. Design stage and post construction
certificates will also be secured by condition (Condition 22). The applicant has confirmed that as the
BREEAM pre assessment will cover the refurbished parts of the building, it would be very difficult to
achieve an Excellent rating. This is suitable justification.
14.4 In terms of the submitted energy statement, the development has incorporated measures to achieve a
final site-side carbon emissions reduction of 65% over the Part L 2013 Baseline. This is welcomed.

14.5 The applicant has confirmed that a PV array is proposed however no further information has been
provided. Further information on the PV array will be secured by condition (Condition 21).
14.6 It is confirmed in the design and access statement that a green roof is proposed. The green roof is
shown on the proposed roof plan, however no further information has been provided. A detailed
specification of the green roof will be secured by condition (Condition 23 and 24).
14.7 The applicant will need to demonstrate that net biodiversity gain will be achieved to demonstrate
compliance with LP Policies G1 and G6. The proposed green roof is likely to achieve this, however a
condition will be secured for the applicant to demonstrate that a net biodiversity gain will be achieved
(Condition 25).
Ecology/biodiversity
14.8 The site’s rear yard has an outbuilding, timber shelter and areas of hardstanding and possesses no
existing vegetation. The main roof of the rear extension of the extant permission would have a green
roof covering, measuring 108sqm. The current proposal would include the same amount of green roof
coverage. The provision of a green roof is supported by LLP Policy EN4 this will add improved
biodiversity value for the area and help to reduce surface run-off. Further details of the green roof
should therefore be secured through a condition (Condition 23 and 24).
15

Other Environmental Matters
Flood Risk and structural stability

15.1 A supplementary basement impact assessment has been submitted with this application to support
the basement impact assessment carried out in 2015 to support the previous planning application and
was subsequently revised in 2017 through a discharge of condition application.
15.2 The initial basement development at the front of the site is approximately 5.2m deep, with the floor
level at the front of the building approximately 2.2 metres deep. The proposed layout is for the
basement floor level to be a uniform (approximate) 5.2 metre depth across the property, as shown in
figure 18 below:

Figure 18: Approved and amended layouts of basement extension
15.3 The Council’s Building Control Team have reviewed the Basement Impact Assessment however,
Officers have not yet received their final comments. This position will be updated and reported to the
Committee Members by way of an addendum.

15.4 Furthermore, the site is not located within an area which is at risk from surface water flooding.

15.5

Air Quality
An air quality assessment has been submitted with the application. In terms of construction impacts,
the overall dust risk for the site is low. With regard to the operational impacts, there is no expected
changes in relation to traffic numbers and on-site emissions from energy use, as such there will be
no increased emissions from the proposed development which would lead to a deterioration of air
quality.

15.6

In addition, a condition (condition 10) will be imposed to ensure that no non-road mobile machinery
(NRMM) shall be used on the site unless it is compliant with the NRMM Low Emission Zone
requirements (or any superseding requirements) and until it has been registered for use on the site
on the NRMM register (or any superseding register).

15.7

The Construction Logistics Management Plan has confirmed that measures will be put in place to
minimise dust pollution. The applicant will also be reminded to follow the guidance set out in
Appendix 7 of the Control of Dust and Emissions during Construction and Demolition SPG 2014 for
demolition, earthworks, construction and track-out.

15.8
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Archaeology
The site is situated within an Archaeological Priority Area. As with the previous application a modest
archaeological potential exists given the sites previous agricultural activity. In line with Policy Q23, it
is appropriate to condition that a programme of archaeological work is undertaken in accordance
with a written scheme for investigation which should be submitted to and approved by the council in
consultation with Historic England prior to the development commencing (Condition 26).
Planning Obligations and CIL

16.1

The LLP Policy D4 and Annex 9 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 9, the Council’s approach to calculating contributions is guided by the
Development Viability SPD (adopted 2017) and the Employment and Skills SPD (adopted 2018).

16.2

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.

16.3

The proposed obligations to be secured through the S106 Agreement are as follows:
Item
Transport
Other

16.4
17

Details
- Teacher parking permit restrictions
- Travel Plan and monitoring fee of £5300
- Monitoring Fee (£500)

Schools are exempt from the community infrastructure levy.
CONCLUSION

17.1 The development complies with the Development Plan. A new school is acceptable in principle and
the provision of a new educational facility in Lambeth would widen choice of education within
Lambeth.

17.2 The proposal would essentially replicate the scale, massing and design of the extant permission, with
the inclusion of several minor changes. As these changes are not considered to be significant
departure from the extant permission, it would be unreasonable to withhold planning permission on
design grounds alone. Nevertheless, the proposal is considered to represent a subordinate addition.
The architectural design of the development is contemporary but considered to respond positively to
the historic character and appearance of the listed building and the Rectory Grove Conservation Area.
The proposed palette of materials is modern but reasonably harmonious and sympathetic in terms of
the building’s context.
17.3 The proposed extension (as with the extant permission) requires the rear façade to be removed, and
basement and single storey above ground extensions to be built. The proposal would not harm the
character and significance of No.42 Clapham Manor Street as a building of special architectural and
historic interest. However, it would result in the slight loss of spaciousness in the conservation area
and so would result in less than substantial harm to the Rectory Grove Conservation Area. Officers
consider that the level of harm would be outweighed by the numerous benefits (economic, social, and
environmental) derived from the development.
17.4 Subject to appropriately worded conditions, the proposals are also considered acceptable in terms of
neighbour amenity, transport and local highway network impacts, energy and sustainability, ground
stability and archaeology.
17.5 The comments made by residents have been given careful consideration, as have responses from
consultee bodies.
17.6 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 16 of this report. The conditions and planning obligations are necessary to make the
application acceptable in planning terms.
17.7 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

18.1 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).
18.2 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 impacts 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.
18.3 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
Application 21/00344/FUL:
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 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 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 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.
Application 21/00345/LB:
1. Grant Listed Building Consent

APPENDICES
Appendix 1: Draft Decision Notice
Application 21/00344/FUL

Our Ref: 21/00344/FUL

Hurlingham Independent College
c/o Mr Mark Pender
185 Casewick Road
West Norwwod
London
SE270TA

10th November 2021

DRAFT DECISION NOTICE
Dear Hurlingham Independent College

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: 21/00344/FUL

Date of Application: 28.01.2021

Date of Decision:

Proposed Development At: 42 Clapham Manor Street London SW4 6DZ
For: Demolition of existing garage, kitchen and store, removal of rear facade of main building and the
excavation of a basement level, erection of a single storey ground floor rear extension, internal alterations
and other associated works, in connection with the use as a secondary school (Use Class F1(a)).
Approved Plans
Covering letter dated 27 January 2021,BREEAM 2018 pre-assessment report dated 02/12/2020 by
JawSustainability,Draft school management plan dated October 2020,Basement impact assessment dated
November 2014 by FluidStructures,Energy and sustainability strategy dated 9 November 2020 byJaw
Sustainability,Heritage statement dated December 2020 by HCUK Group,Planning noise assessment dated
9 October 2020 by ColeJarman,Statement of community involvement dated October 2020

bybecg,Supplementary basement impact assessment-technical notedated September 2020 by Create
Consulting Engineers Ltd,Transport statement dated November 2020 by Caneparoassociates,Construction
logistics management plan dated March 2021 byCaneparo associates,Daylight/sunlight report dated 24
September 2021 by Daylight Sunlight Consulting Ltd,Design and access statement (rev A) dated October
2021 byp-ad,Air quality assessment revision B dated October 2020 byCreate Consulting Engineers
Ltd,7299/PL-44, 7299/PL-45, 7299/PL-46, 7299/PL-47,7299/PL-48, 7299/EX01, 7299/EX02, 7299/EX03,
7299/EX04,7299/EX05, 7299/EX06, 7299/EX07, 7299/EX08, 7299/LP,7299/PL-01 B, 7299/PL-02, 7299/PL03, 7299/PL-04 B,7299/PL-05, 7299/PL-06 C, 7299/PL-07 C, 7299/PL-08 C,7299/PL-09 B, 7299/PL-10,
7299/PL-11 B, 7299/PL-12 D,7299/PL-14 B, 7299/PL-16 D, 7299/PL-18 F, 7299/PL-19 B,7299/PL-20 G,
7299/PL-21 G, 7299/PL-22 F, 7299/PL-24 F,7299/PL-26 D, 7299/PL-28 E, 7299/PL-50 A, 7299/PL-51 A.

Conditions
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 of the Town and Country Planning Act 1990.
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
conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3
The development hereby permitted shall be used as a school (Class F1(a)) only and for no other use
including any other purpose in Use Class F1 of the schedule to the Town and Country Planning (Use
Classes) Order 1987 (as amended) (or in any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order with or without modification), and 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).
Reason: To safeguard the amenity of adjoining and nearby residents where the site may not be suitable for
an alternate Class F1 use (Policy Q2 of the Lambeth Local Plan (2021)).
4
No teaching lessons or classes shall be carried out at the school premises except between the hours
of 08:00 Hours to 18:30 Hours on Monday to Friday, 09:00 Hours to 18:00 Hours on Saturdays and at no
time on Sundays, Bank Holidays or Public Holidays.
Reason: To protect the amenities of adjoining occupiers and the surrounding area (Policy Q2 of the Lambeth
Local Plan (2021))
5
The school shall enrol no more than 350 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, T1, T7 and T8 of the Lambeth Local Plan (2021)).
6
The proposed cycle parking as shown on approved plans 7299/PL-16 D and 7299/PL-28 C shall be
implemented in full prior to occupation of the development hereby permitted and shall thereafter be retained
solely for cycle parking for the duration of the permitted use.
Reason: To ensure adequate cycle parking is available on site and to promote sustainable modes of
transport (Policy T1, T3 and Q13 of the Lambeth Local Plan (2021) and Policy T5 of the London Plan
(2021)).
7
The proposed refuse and recycling storage as shown on approved plans 7299/PL-16 D shall be
implemented in full prior to occupation of the development hereby permitted, and shall thereafter be retained
solely waste storage and recycling for the duration of the permitted use

Reason: To ensure that adequate provision is made for the storage of refuse, the disposal of waste and the
provision of recycling facilities on the site and in the interests of the amenities of the area. (Policies Q2, Q12
and EN7 of the Lambeth Local Plan (2021)).
8
No parts of the roofs of any of the extensions hereby approved shall be used as a balcony or terrace,
sitting area or other amenity space nor shall any access be formed thereto without the prior written consent
of the local planning authority.
Reason: To safeguard the privacy of neighbouring residential occupiers (Policy Q2 Lambeth Local Plan
(2021)).
9
The development shall be built in accordance with the Construction Logistics Management Plan
prepared by Caneparo Associates dated March 2021. The works shall be carried out in accordance with
these measures unless the prior written consent of the planning Authority for any variation is obtained.
Reason: To ensure minimal nuisance or disturbance is caused to the detriment of the amenities of adjoining
occupiers and of the area generally, and to avoid hazard and obstruction to the public highway in
accordance with Policies, Q2 and T8 of the Lambeth Local Plan (2021))
10
No non-road mobile machinery (NRMM) shall be used on the site unless it is compliant with the
NRMM Low Emission Zone requirements (or any superseding requirements) and until it has been registered
for use on the site on the NRMM register (or any superseding register).
Reason: To ensure that air quality is not adversely affected by the development in line with London Plan
(2021) policy SI1 and the Mayor's SPG: The Control of Dust and Emissions During Construction and
Demolition.
11
No development shall take place until a Basement Impact Assessment considering flooding,
groundwater flows and the effects on neighbouring structures and any historic structures has been submitted
to and approved in writing by the Local Planning Authority. The statement shall be carried out by a suitably
qualified person and shall include details regarding:
a.
Detailed site-specific analysis of hydrological and geotechnical local ground conditions;
b.
Analysis of how the excavation of the basement may impact on the water table and any ground
water floor, whether perched water is present and confirmation of estimates of ground water flow rates and
potential mounding effects
c.
Details of how flood risk, including risk from groundwater and surface water flooding has been
addressed in the design, including details of any proposed mitigation measures;
d.
Details of measures proposed to mitigate any risks in relation to land instability from any
unacceptable ground water flows identified;
e.
Details of measures proposed to mitigate any risks or harm to heritage assets;
f.
Demonstration of how cumulative effects of basement development in the area and seasonal effects
have been considered;
g.
A comprehensive non- technical summary document of the assessments provided, and information
submitted against (a) to (f) of this condition.
Reason: Development must not commence before this condition is discharged to avoid hazard in relation to
land instability and increased flood risk caused by the basement excavation (Policy EN5 and Q27 of the
Lambeth Local Plan (2021)).
12
Prior to the commencement of above ground works, a schedule of materials to be used in the
external elevations, including samples and the invitation to view the brick sample panel 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, that it preserves and
enhances the character and appearance of the conservation area and protects the setting and interest of the
listed buildings. (Policies Q8, Q11, Q20 and Q22 of the Lambeth Local Plan (2021)).
13
No above ground development shall take place until drawings at 1:10 scale for all external and
internal construction details for both new build and making-good to historic fabric have been submitted to

and approved in writing to the Local Planning Authority. The development shall thereafter be carried out in
accordance with the approved details.
Reason: To ensure that the external appearance of the building is satisfactory, that it preserves and
enhances the character and appearance of the conservation area and protects the setting and interest of the
listed buildings. (Policies Q8, Q11, Q20 and Q22 of the Lambeth Local Plan (2021)).
14
Notwithstanding the approved drawings, prior to occupation of the approved building, details of
measures to prevent light spill from the proposed extension onto adjoining residential properties shall be
submitted to and approved in writing by the local planning authority. The measures to prevent light spill shall
be installed and thereafter maintained in accordance with the approved details.
To protect the amenities of adjoining occupiers in particular and the surrounding area in general (Policy Q2
of the Lambeth Local Plan (2021))
15
Prior to the commencement of building works above ground of any relevant part of the development,
a scheme providing full specifications of internal and external plant, flues, extraction and filtration equipment
(including elevational drawings), with ongoing maintenance plan shall be submitted to and approved in
writing by the Local Planning Authority. Where necessary the scheme shall also include a tabulated schedule
of all plant, and the associated noise data, with a sound power level of more than 75dBA. 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 approved details and the manufacturer's
recommendations.
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of the
occupiers of neighbouring residential properties or of the area in general (Policy Q2 of the Lambeth Local
Plan (2021)).
16
The use hereby permitted 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 impacts shall be undertaken in accordance
with BS 4142: 2014 (or subsequent superseding equivalent) and other relevant measures and shall include a
scheme of attenuation measures to ensure the cumulative rating level of noise emitted from the proposed
building services plant is 5 dBA less than background. Within 6 weeks of the date of commissioning all
equipment and plant, a noise assessment shall be carried out to confirm that the noise target has been met
for both day and night-time operation. Any additional steps required to mitigate the noise impact shall be
identified and implemented within 3 months of operational use of the equipment or plant commencing. The
post installation noise assessment shall be submitted to and approved in writing by the local planning
authority. The equipment and/or plant shall thereafter be maintained good working condition for the duration
of the permitted use
Reason: To ensure that no nuisance or disturbance is caused to the detriment of the amenities of the
occupiers of neighbouring residential properties or of the area in general (Policy Q2 of the Lambeth Local
Plan (2021)).
17
Noise from any mechanical equipment or building services plant shall not exceed the background
noise level when measured outside the window of the nearest noise sensitive or residential premises, when
measured as a L90 dB(A) 1 hour. Noise from activities within the school when measured externally at 1
metre from any noise sensitive window (LAeq,5min) shall not exceed the representative background noise
level (LA90,5min) without the school operating.
Reason: To protect the amenities of adjoining occupiers in particular and the surrounding area in general
(Policy Q2 of the Lambeth Local Plan (2021))
18
No development above ground floor level shall take place until a scheme for soundproofing the party
walls, ceiling, floors and plant room of the ground floor extension hereby approved has been submitted to
and approved in writing by the local planning authority. All works which form part of the scheme shall be
completed before any part of the approved extension is put into use and shall be retained thereafter.
Reason: To avoid detrimental impacts to the amenities of occupiers of neighbouring properties in particular
or of the area in general (Policy Q2 of the Lambeth Local Plan (2021)).

19
The use hereby permitted shall not commence until a school management plan including all activities
at the site has been submitted and approved in writing by the local planning authority. This should include
but not be limited to, hours of operation, management responsibilities during all operating hours, measures
to control noise and anti-social behaviour and minimising the effects of staff, students and visitors coming
and going from site. The management plan shall be reviewed annually and modified as necessary to ensure
it remains representative of current operational activity. The use hereby permitted shall thereafter be
operated in accordance with the approved details.
Reason: To avoid detrimental impacts on the amenities of neighbouring occupiers in particular or of the area
in general (Policy Q2 of the Lambeth Local Plan (2021)).
20
A delivery and Servicing Management Plan shall be submitted to and approved in writing by the
Local Planning Authority prior to the use of the development commencing. The measures approved in the
Plan shall be implemented prior to the relevant uses commencing and shall be so maintained for the duration
of the relevant uses.
Reason: To ensure that the delivery arrangements to the building as a whole are appropriate and to limit the
effects of the increase in travel movements (Policy T8 of the Lambeth Local Plan (2021)).
21
Notwithstanding the details shown on the approved drawings, prior to the installation of the
photovoltaic (PV) arrays, a scheme showing the siting, size, number and design of the PV arrays, including
cross sections of the roof of the building with the equipment in situ, shall be submitted to and approved in
writing by the Local Planning Authority. The development shall thereafter be completed in strict accordance
with the approved details.
Reason: To ensure that the development makes the fullest contribution to minimising carbon dioxide
emissions and to ensure that the external appearance of the building is satisfactory, that it preserves and
enhances the character and appearance of the conservation area and protects the setting and interest of the
listed buildings. (Policy SI 2 and SI 3 of the London Plan (2021) and Policies EN3, EN4 and Q8, Q11, Q20
and Q22 of the Lambeth Local Plan (2021)).
22
Prior to commencement of the development, a BREEAM pre-assessment shall be submitted to and
approved in writing by the local planning authority confirming that a Very Good rating with a minimum score
of 63% is targeted for the development.
Within six months of work starting on site, a BREEAM Design Stage certificate and summary score sheet
should be submitted to and approved in writing by the Local Planning Authority demonstrating that a rating of
'Very Good' has been achieved with a minimum score of 63%.
Within six months of first occupation, a BREEAM Post Construction certificate and summary score sheet
should be submitted to and approved in writing by the Local Planning Authority demonstrating that a rating of
'Very Good' has been achieved with a minimum score of 63%.
Reason: To ensure that the development has an acceptable level of sustainability (Policy EN4 of the
Lambeth Local Plan (2021)).
23
Notwithstanding the details shown on the approved drawings, prior to the installation of the green
roof, a detailed specification of the green roof shall 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. The green roof shall only be installed and thereafter maintained in accordance
with the approved details.
Reason: 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 G1, G5 and SI 13 of the London
Plan (2021) and Policies EN4, EN5, EN6, Q2, Q8 and Q9 of the Lambeth Local Plan (2021))
24
If within 5 years of the installation of the green roof any planting forming part of the green roof shall
die, be removed, or become seriously damaged or diseased, then either this planting shall be replaced in the
next planting season with planting of a similar size and species.

Reason: To safeguard the visual amenities of the area and to ensure that the development has an
acceptable level of sustainability and biodiversity and to mitigate the impact on flood risk (Policies G1, G5
and SI 13 of the London Plan (2021) and Policies EN4, EN5, EN6, Q2, Q8 and Q9 of the Lambeth Local
Plan (2021))
25
Prior to the commencement of the development, details of the landscape design shall be submitted
to and approved in writing by the Local Planning Authority to demonstrate that net biodiversity gain will be
achieved.
Reason: To ensure that a net biodiversity gain is achieved in the interests of the ecological value of the site
(Policies Q2 and Q9 of the Lambeth Local Plan (2021) and G6 of the London Plan (2021))
26
(A) No demolition or development shall take place until a programme of archaeological work
including a Written Scheme of Investigation has been submitted to and approved in writing by the local
planning authority. The scheme shall include an assessment of significance and research questions and:
a.
the programme and methodology of site investigation and recording;
b.
the programme for post investigation assessment;
c.
the provision to be made for analysis of the site investigation and recording;
d.
the provision to be made for publication and dissemination of the analysis and records of the site
investigation;
e.
the provision to be made for archive deposition of the analysis and records of the site investigation;
f.
the nomination of a competent person or persons/organization to undertake the works set out within
the Written Scheme of Investigation.
B) No demolition or development shall take place other than in accordance with the Written Scheme of
Investigation approved under Part A of this condition.
C) The development shall not be occupied until the site investigation and post-investigation assessment has
been completed in accordance with the programme set out in the Written Scheme of Investigation approved
under part A of this condition and the provision made for analysis, publication and dissemination of results
and archive deposition has been secured.
Reason: Development must not commence before this condition is discharged to safeguard the heritage of
the borough by ensuring that any archaeological remains that may exist on site are not permanently
destroyed (Policy Q23 of the Lambeth Local Plan (2021))

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 provisions 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 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.
4.
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.

5.
The proposed development is located within 15 metres of Thames Waters underground assets and
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.Should you require
further information please contact Thames Water. Email: developer.services@thameswater.co.uk Phone:
0800 009 3921 (Monday to Friday, 8am to 5pm) Write to: Thames Water Developer Services, Clearwater
Court, Vastern Road, Reading, Berkshire RG1 8DB
6.
A Groundwater Risk Management Permit from Thames Water will be required for discharging
groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in
prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to
demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.
Permit enquiries should be directed to Thames Water's Risk Management Team by telephoning 020 3577
9483 or by emailing trade.effluent@thameswater.co.uk . Application forms should be completed on line via
https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.thameswater.co.uk%2F&amp;dat
a=04%7C01%7CLShallcross%40lambeth.gov.uk%7C046117a48b954ad38de708d8d350a15a%7Cc4f22780
485f4507af4a60a971d6f7fe%7C0%7C0%7C637491690541111955%7CUnknown%7CTWFpbGZsb3d8eyJ
WIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&amp;sdata=OD6Sa
DuURwW4Jh4wwFvol356L32AJ329cJmTLcsQlK0%3D&amp;reserved=0. Please refer to the Wholsesale;
Business customers; Groundwater discharges section.
7.
With regard to SURFACE WATER drainage, Thames Water would advise that if the developer
follows the sequential approach to the disposal of surface water we would have no objection. Where the
developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services
will be required. Should you require further information please refer to our website.
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdevelopers.thameswater.co.uk%2FDe
veloping-a-large-site%2FApply-and-pay-for-services%2FWastewaterservices&amp;data=04%7C01%7CLShallcross%40lambeth.gov.uk%7C046117a48b954ad38de708d8d350a
15a%7Cc4f22780485f4507af4a60a971d6f7fe%7C0%7C0%7C637491690541111955%7CUnknown%7CTW
FpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&a
mp;sdata=uiHm%2BUA%2BG%2Fs3bJaPkG3krKZcjO26Wsh5c8FHE%2Bm4cJA%3D&amp;reserved=0
8.
There are water mains crossing or close to your development. Thames Water do NOT permit the
building over or construction within 3m of water mains. If you're planning significant works near our mains
(within 3m) we'll need to check that your development doesn't reduce capacity, limit repair or maintenance
activities during and after construction, or inhibit the services we provide in any other way. The applicant is
advised to read our guide working near or diverting our pipes.
https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdevelopers.thameswater.co.uk%2FDe
veloping-a-large-site%2FPlanning-your-development%2FWorking-near-or-diverting-ourpipes&amp;data=04%7C01%7CLShallcross%40lambeth.gov.uk%7C046117a48b954ad38de708d8d350a15
a%7Cc4f22780485f4507af4a60a971d6f7fe%7C0%7C0%7C637491690541111955%7CUnknown%7CTWFp
bGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&amp;
sdata=aqfYjm%2F4l%2BNvVjmkFbXUMVc48VTkQGdVjyAHaUJUBlI%3D&amp;reserved=0
If you are planning on using mains water for construction purposes, it's important you let Thames Water
know before you start using it, to avoid potential fines for improper usage. More information and how to apply
can be found online at thameswater.co.uk/buildingwater.
9.
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.
10.
You are remined to consult the Highways Licencing Team on highwayslicences@lambeth.gov.uk 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
& gantry licences, parking suspension etc. The applicant is advised to contact the Highways Licencing Team
at the earliest possible opportunity.
11.
To comply with the requirements of condition 10, Non Road Mobile Machinery (NRMM) of net power
of 37kW and up to and including 560kW must comply with the emission standards set out in chapter 7 of the

GLA's supplementary planning guidance "Control of Dust and Emissions During Construction and
Demolition" dated July 2014 (SPG), or subsequent guidance. The developer must register all NRMM at
https://nrmm.london/user-nrmm/register prior to bringing it on to site and shall keep the register up to date by
listing all NRMM used during the demolition, site preparation and construction phases of the development.
12.
Lambeth is a model borough for anti-idling campaigning with Idling Action London, and school pickups and drop-offs are a significant source of idling emissions in proximity to the most sensitive receptors
(young people). The school should therefore install an anti-idling sign at the front gate to be visible to
parents. Resources available https://idlingaction.london/
13.
In addition the measures to minimise dust pollution, as outlined in the Construction Logistics
Management Plan, you are reminded to follow the guidance set out in Appendix 7 of the Control of Dust and
Emissions during Construction and Demolition SPG 2014 for demolition, earthworks, construction and
trackout.

Yours sincerely
Rob Bristow
Director of Planning, Transport and Sustainability
Sustainable Growth & Opportunity Directorate
Date printed: 10th November 2021

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.

Application 21/00345/LB

Our Ref: 21/00345/LB

Hurlingham Independent College
c/o Mr Mark Pender
185 Casewick Road
West Norwwod
London
SE270TA

10th November 2021

DRAFT DECISION NOTICE
RE: LISTED BUILDING CONSENT FOR WORKS
Dear Hurlingham Independent College

DECISION NOTICE.
PLANNING (LISTED BUILDINGS AND CONSERVATION AREAS) ACT 1990
Notice is hereby given that the Council, in pursuance of its powers under the above mentioned Act and
Rules, Orders and Regulations made thereunder, grants consent for the works referred to in the
undermentioned Schedule subject to any conditions set out 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:

21/00345/LB

Date of Application: 28.01.2021 Date of Decision

Proposed Development At:
42 Clapham Manor Street London SW4 6DZ

For:

Application for Listed Building Consent for the demolition of existing garage, kitchen and store,
removal of rear facade of main building and the excavation of a basement level, erection of a
single storey ground floor rear extension, internal alterations and other associated works, in
connection with the use as a secondary school (Use Class F1(a)).

Approved Plans
Covering letter dated 27 January 2021,BREEAM 2018 pre-assessment report dated 02/12/2020 by
JawSustainability,Draft school management plan dated October 2020,Basement impact assessment dated

November 2014 by FluidStructures,Energy and sustainability strategy dated 9 November 2020 byJaw
Sustainability,Heritage statement dated December 2020 by HCUK Group,Planning noise assessment dated
9 October 2020 by ColeJarman,Statement of community involvement dated October 2020
bybecg,Supplementary basement impact assessment-technical notedated September 2020 by Create
Consulting Engineers Ltd,Transport statement dated November 2020 by Caneparoassociates,Construction
logistics management plan dated March 2021 byCaneparo associates,Daylight/sunlight report dated 24
September 2021 by Daylight Sunlight Consulting Ltd,Design and access statement (rev A) dated October
2021 byp-ad,Air quality assessment revision B dated October 2020 byCreate Consulting Engineers
Ltd,7299/PL-44, 7299/PL-45, 7299/PL-46, 7299/PL-47,7299/PL-48, 7299/EX01, 7299/EX02, 7299/EX03,
7299/EX04,7299/EX05, 7299/EX06, 7299/EX07, 7299/EX08, 7299/LP,7299/PL-01 B, 7299/PL-02, 7299/PL03, 7299/PL-04 B,7299/PL-05, 7299/PL-06 C, 7299/PL-07 C, 7299/PL-08 C,7299/PL-09 B, 7299/PL-10,
7299/PL-11 B, 7299/PL-12 D,7299/PL-14 B, 7299/PL-16 D, 7299/PL-18 F, 7299/PL-19 B,7299/PL-20 G,
7299/PL-21 G, 7299/PL-22 F, 7299/PL-24 F,7299/PL-26 D, 7299/PL-28 E, 7299/PL-50 A, 7299/PL-51 A.

Conditions
1
The development to which this permission relates must be begun not later than the expiration of
three years beginning from the date of this decision notice.
Reason: To comply with the requirements of Section 18(1) (a) of the Planning (Listed Buildings and
Conservation Areas) Act 1990.
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
conditions of this planning permission.
Reason: For the avoidance of doubt and in the interests of proper planning.
3
Prior to the commencement of above ground works, a schedule of materials to be used in the
external elevations, including samples and the invitation to view the brick sample panel 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 proposed development sustains and enhances the setting and interest of the
listed buildings and structures within the site. (Policy Q20 of the Lambeth Local Plan (2021)).
4
No above ground development shall take place until drawings at 1:10 scale for all external and
internal construction details for both new build and making-good to historic fabric shall be submitted to and
approved in writing to the Local Planning Authority. The development shall be carried out in accordance with
the approved details.
Reason: To ensure that the proposed development sustains and enhances the setting and interest of the
listed buildings and structures within the site. (Policy Q20 of the Lambeth Local Plan (2021)).
5
No vents, extracts or plant other than those shown on the submitted and approved plans shall be
affixed or installed within the building.
Reason: To ensure that the proposed development sustains and enhances the setting and interest of the
listed buildings and structures within the site. (Policy Q20 of the Lambeth Local Plan (2021)).
Notes to Applicants:

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 18(1) (a) of the Planning (Listed Buildings and
Conservation Areas) Act 1990.
2
Your attention is drawn to the provisions 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 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.
4
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.
5
You are advised of the necessity to consult the Principal Highways Engineer of the Highways team
on drw@lambeth.gov.uk 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. You are advised to contact the Highways team at the
earliest possible opportunity.

Yours sincerely
Rob Bristow
Assistant Director Planning, Transport & Development
Growth, Planning and Employment Directorate

Date printed: 10th November 2021

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

Lambeth Transport
Lambeth Conservation and Urban Design
Design Out Crime
Lambeth Education
Environmental Health
Veolia Waste Lambeth
Building Control
Lambeth Flooding
Lambeth Highways
Bioregional
Sustainability Air Quality
Enterprise, Employment and Skills
Brixton Town Centre Manager
Ward Councillors
Environment Agency
Thames Water
Historic England
Victorian Society
Ancient Monuments Society
Council for British Archaeology
Th Georgian Group
Society for Protection Action Buildings
Clapham Society

Appendix 3: List of relevant policies in London Plan, Lambeth Local Plan. Reference to SPGs, SPD
and other relevant guidance
Lambeth Local Plan (2021)
- D2 – Presumption in favour of sustainable development
- S1 – Safeguarding existing community premises
- S3 – Schools
- T1 – Sustainable Travel
- T2 – Walking
- T3 – Cycling
- T7 – Parking
- T8 – Servicing
- EN4 – Sustainable design and construction
- EN5 – Flood risk
- EN6 – Sustainable drainage systems and water management
- EN7 – Sustainable waste management
- Q1 – Inclusive environments
- Q2- Amenity
- Q5 – Local distinctiveness
- Q8 – Design quality: construction detailing
- Q9 – Landscaping
- Q11 – Building alterations and extensions
- Q12 – Refuse/recycling storage
- Q13 – Cycle storage
- Q15 – Boundary treatments
- Q20 – Statutory listed buildings
- Q22 – Conservation Areas
- Q27 – Basement development
London Plan (2021)
- D3 – Optimising site capacity through the design-led approach
- D4 – Delivering good design
- D5 – Inclusive design
- D10 – Basement development
- D11 – Safety, security and resilience to emergency
- D14 – Noise
- S3 – Education and children facilities
- HC1 – Heritage conservation and growth
- G6 – Biodiversity and access to nature
- SI 1 – Improving air quality
- SI 2 – Minimising greenhouse gas emissions
- SI 3 – Energy infrastructure
- SI 5 – Water infrastructure
- SI 12 – Flood risk management
- S1 13 Sustainable drainage
- T2 – Healthy Streets
- T4 – Assessing and mitigating transport impacts
- T5 – Cycling
- T7 – Deliveries, servicing and construction

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
Building Alterations and Extensions (2015)

London Plan Supplementary Planning Guidance
-

The control of dust and emissions during construction and demolition (July 2014)
Sustainable Design and Construction (April 2014)

