	Address: 
	Former Hampstead Police Station 

26 Rosslyn Hill

London

NW3 1PD
	2 & 3

	Application Number: 
	i) 2019/2375/P
ii) 2019/2491/L


	Officer: David Fowler
	

	Ward:
	Hampstead Town
	
	

	Date Received:
	03/05/2019

	Proposal: Change of use of the site from a police station (sui generis) to a one-form entry school (Use Class D1) for 210 pupils and business/enterprise space (Class B1) including alterations and extensions to the rear and associated works.


	Background Papers, Supporting Documents and Drawing Numbers: 
Existing drawings: E - 1732 - 000 A, E - 1732 - 100 C, E - 1732 - 101 C, E - 1732 - 102 C, E - 1732 - 103 C, E - 1732 - 104 C, E - 1732 - 105 C, E - 1732 - 106 B, E - 1732 - 107 B, E - 1732 - 108 B, E - 1732 - 109 B, E - 1732 - 110 B, E - 1732 - 111 B, E - 1732 – 112 D.

Proposed drawings: P - 1703 - 252 B, P - 1732 - 301 A, P - 1732 - 302 C, P - 1732 - 304 B, P - 1732 - 305 C, P - 1732 - 307 B, P-1732-9001B,, P - 1732  309 C, P - 1732 – 310 A, Arbtech AIA 01, Arbtech TPP 01, P - 1732 - 001 B, P - 1732 – 100 H, P - 1732 – 101 E, P - 1732 - 102 G, P - 1732 – 103 G, P - 1732 – 104 C, P - 1732 - 105, P - 1732 - 106, P - 1732 - 107, P - 1732 - 108, P - 1732 -200 C, P - 1732 – 201 D, P - 1732 – 202 D, P - 1732 – 203 C, P - 1732 – 204 F, P - 1732 – 250 B, P - 1732 – 251 F, D - 1732 - 100 E, D - 1732 - 101 E, D - 1732 - 102 E, D - 1732 - 103 D, D -1732 – 105A  100P4, 101P5, 102P4, 103P4, 104P4, 300P4, 301P4, 500P4, 501P4, 502P4, 700P4, 5004713-RDG-XX-00-PL-E-0101D, 5004713-RDG-XX-00-PL-E-0201E, 5004713-RDG-XX-00-PL-E-0601C, 5004713-RGF-XX-01-PL-E-0101D, 5004713-RGF-XX-01-PL-E-0201D, 5004713-RDG-XX-01-PL-E-0601C, 5004713-RDG-XX-02-PL-E-0601C, 5004713-RDG-XX-02-PL-E-0101D, 5004713-RDG-XX-02-PL-E-0201D, 5004713-RDG-XX-LG-PL-E-0601C, 500413-RDG-XX-LG-PL-E-0101F, 5004713-RDG-XX-LG-PL-E-0201E, 5004713-RDG-XX-LG-PL-E-0601C, 5004713-RDG-XX-RF-PL-E-0101C, 5004713-RDG-XX-RF-PL-ME-8301A, 5004713-RDG-XX-00-PL-M-4501C, 5004713-RDG-XX-01-PL-M-4501C, 5004713-RDG-XX-02-PL-M-4501C, 5004713-RDG-XX-LG-PL-M-4501C, 5004713-RDG-XX-00-PL-M-4401E, 5004713-RDG-XX-01-PL-M-4401C, 5004713-RDG-XX-02-PL-M-4401C, 5004713-RDG-XX-LG-PL-M-4401C, 5004713-RDG-XX-00-PL-M-4101E, 5004713-RDG-XX-01-PL-M-4101C, 5004713-RDG-XX-02-PL-M-4101C, 5004713-RDG-XX-LG-PL-M-4101C, 5004713-RDG-XX-01-PL-M-4301G, 5004713-RDG-XX-02-PL-M-4301F, 5004713-RDG-XX-LG-PL-M-4301F, 5004713-RDG-XX-XX-EL-M-4300B, 5004713-RDG-XX-00-PL-M-4301G, 5004713-RDG-XX-XX-SC-M-4001F, 5004713-RDG-XX-XX-XX-M-4301, 5004713-RDG-XX-ST-PL-E-0901A, 5004713-RDG-XX-XX-DT-M-4300A, 5004713-RDG-XX-XX-SM-E-0001B, 5004713-RDG-XX-ST_PL-E-0901.

Supporting documents: Design and Access Statement (SA) May 2019, Planning Statement (JLL) May 2019, Statement of Community Involvement (JLL) May 2019, Arboricultural Method Statement (Arbtech) 5 February 2019, Heritage Statement (JLL) March 2019, Stage 3 Structural Report (Blue Engineering) May 2019, Window Survey Report Rev. A (Stride Treglown) 15.04.19, Photo Schedule – lower ground floor, ground floor, first floor, second floor, annex, Transport Assessment (Paul Mew Associates) April 2019, Highways Technical Note (Paul Mew Associates) September 2019, Draft Green Travel Plan (Paul Mew Associates) May 2019, Servicing and Refuse Strategy/Management Plan (Paul Mew Associates) April 2019, Air Quality Assessment (Ridge and Partners) May 2019, Air Quality Monitoring Report V2 AQ106285-2 (Rec) June 2019, Planning Noise Assessment 19/0084/R1 Revision 1(Cole Jarman) 25 September 2019, Energy Strategy Report 2.7 (Ridge) 28 October 2019, BREAAM Pre-Assessment Feasibility Report (Ridge) 6 September 2019, Preliminary Ecological Appraisal Survey 1.3 (Arbtech) 18/04/2019, Draft Construction Management (Paul Mew Associates) May 2019, Community Use Lettings Policy (CfBT Schools Trust) September 2018, Daylight & Sunlight Amenity (Neighbouring) Study (Rapleys) October 2019, Building Services Statement (Ridge) 21st March 2019, Bat Emergence and Re-entry Surveys (Arbtech) 11/07/2019, Technical Note CL5602/dm/21rp (A Jensen Hughes Company) 10th September 2019, Jane Simpson Access 2nd September 2019.

BREEAM UK Refurbishment and Fit-out 2014 Pre-assessment (BRE) 06 September 2019.


	RECOMMENDATION SUMMARY: Grant conditional planning permission subject to section 106 agreement.   

	Related Application
	2019/2491/L
	

	Proposal: Change of use of the site from a police station (sui generis) to a one-form entry school (Use Class D1) for 210 pupils and business/enterprise space (Class B1) including alterations and extensions to the rear and associated works.


	Background Papers, Supporting Documents and Drawing Numbers; 
Existing drawings: E - 1732 - 000 A, E - 1732 - 100 E, E - 1732 - 101 C, E - 1732 - 101 B, E - 1732 - 102 C, E - 1732 - 103 C, E - 1732 - 104 C, E - 1732 - 105 C, E - 1732 - 106 B, E - 1732 - 107 B, E - 1732 - 108 B, E - 1732 - 109 B, E - 1732 - 110 B, E - 1732 - 111 B, E - 1732 – 112 D.
Proposed drawings: P - 1703 - 252 B, P - 1732 - 301 A, P - 1732 - 302 C, P - 1732 - 304 B, P - 1732 - 305 C, P - 1732 - 307 B, P - 1732 - 308 A, P - 1732 - 309 C, P - 1732 – 310 A, Arbtech AIA 01, Arbtech TPP 01, DT M 4300 A, EL M 4300 B, EL M 4301, SC M 4001 F, SM E 0001 B, P - 1732 - 001 B, P - 1732 – 100 H, P - 1732 – 101 E, P - 1732 - 102 G, P - 1732 – 103 G, P - 1732 – 104 C, P - 1732 - 105, P - 1732 - 106, P - 1732 - 107, P - 1732 - 108, P - 1732 -200 C, P - 1732 – 201 D, P - 1732 – 202 D, P - 1732 – 203 C, P - 1732 – 204 F, P - 1732 – 250 B, P - 1732 – 251 D, PL E 0101 F, PL E 0201 E, PL E 0601 D, PL M 4101 E, PL M 4301 F, PL M 4401 E, PL M 4501 C, PL ME 8301 A, PL E 0901 A, D - 1732 - 100 C, D - 1732 - 101 C, D - 1732 - 102 C, D - 1732 - 103 C, L 8696/1 2D, L 8696/2.
Supporting documents: Design and Access Statement (SA) May 2019, Planning Statement (JLL) May 2019, Statement of Community Involvement (JLL) May 2019, Arboricultural Method Statement (Arbtech) 5 February 2019, Heritage Statement (JLL) March 2019, Stage 3 Structural Report (Blue Engineering) May 2019, Window Survey Report Rev. A (Stride Treglown) 15.04.19, Photo Schedule – lower ground floor, ground floor, first floor, second floor, annex, Transport Assessment (Paul Mew Associates) April 2019, Draft Green Travel Plan (Paul Mew Associates) May 2019, Servicing and Refuse Strategy/Management Plan (Paul Mew Associates) May 2019, Air Quality Assessment (Ridge and Partners) May 2019, Air Quality Monitoring Report V2 AQ106285-2 (Rec) June 2019, Planning Noise Assessment 19/0084/R1 (Cole Jarman) 11 April 2019, Energy Strategy Report (Ridge) 17th April 2019, BREAAM Pre-Assessment Feasibility Report (Ridge) April 2019, Preliminary Ecological Appraisal Survey 1.3 (Arbtech) 18/04/2019, Draft Construction Management (Paul Mew Associates) May 2019, Community Use Lettings Policy (CfBT Schools Trust) September 2019, Daylight & Sunlight Amenity (Neighbouring) Study (Rapleys) April 2019, Building Services Statement (Ridge) 21st March 2019, Bat Emergence and Re-entry Surveys (Arbtech) 11/07/2019.


	RECOMMENDATION SUMMARY: Grant conditional listed building consent.

	Applicant:
	Agent:

	DfE on behalf of CfBT Schools Trust
	Tim Byrne
JLL

30 Warwick Street

London

W1B 5NH


ANALYSIS INFORMATION

	Land Use Details:

	
	Use Class
	Use Description
	Floorspace 

	Existing
	Former Policy Station (sui generis)
	2,200sqm

	Proposed
	D1 Non-Residential Institution
	2,091.5sqm

	
	B1 Business use
	231sqm


	Parking Details:

	
	Parking Spaces (General)
	Parking Spaces (Disabled)

	Existing
	15
	0

	Proposed
	0
	0


OFFICERS’ REPORT   
Reason for Referral to Committee: 

Major development where this involves the construction, extension or conversion of floorspace for 10 or more new dwellings or more than 1000 sq. mtrs of non-residential floorspace (Clause 4). 

EXECUTIVE SUMMARY

The application relates to the former Hampstead Police Station which is grade II listed and located within the Hampstead Conservation Area.  The premises are currently vacant.  
The applications are for the change of use of the site to a school; relocating the existing Abacus School from their current temporary location at Camley Street, closer to their catchment area of Belsize Park.  The proposals also involve a relatively small amount of office use which would operate independent of the school.  
A 2016 application for the relocation of the school to this site was refused by the Planning Committee for a number of reasons, including conservation and design, transport, amenity, air quality and impact on trees.  The refused application was for a two-form entry with 420 pupils.  The current scheme is for 210 pupils (which is what Abacus operates with at present). Given the halving in proposed pupils, the proposed extensions and alterations to the building are much reduced.  The proposals must successfully address all of the proposed objections.

595 letters in response to consultation were received in total; 391 in support and 204 objections.  Objections were also received from many local groups and councillors, with some in support also. One of the major objections relates to the location and need for a school at this site having regard to the fact that it sits outside of its catchment area and the associated traffic movement.
The principle of the change of use from a police station (Sui Generis) to a school (Class D1) is acceptable in policy terms and on the basis that it would bring a vacant public building back into beneficial community use accords with national, strategic and local planning policy and is supported in land use terms.  The question of need for a school or the cost of the school are not planning considerations.  

Whilst there would be some harm in heritage terms from the loss of original fabric internally, there would also be benefits and on balance, maintaining the building in a public/civic use and some positive interventions, the proposals are considered acceptable in heritage terms.  

Given that school numbers would be capped at half the level of the refused scheme (a condition to control this is recommended), the proposals would have the potential to generate much fewer parent drop-off and pick up trips than the previously refused scheme.  Transport officers consider that taking account of this and that the school could put in sufficient measures to discourage driving that the proposals are considered acceptable in transport terms.  

On the balance of all material planning considerations the proposals are considered acceptable and that the applicant has resolved the reasons for refusal of the previous application, with a much reduced scheme.  It is therefore recommended that planning permission and listed building consent be granted.
1.0 
SITE

1.1 The application site is the vacant Former Hampstead Police Station at 26 Rosslyn Hill. The site is located on the north side of Rosslyn Hill at the junction with Downshire Hill. The former police station is described as sui generis, being a use that does not fall within any defined use class.  The building comprises a basement, ground floor and two upper storeys.  Due to topographical changes (the site slopes down to the rear), the basement is at ground level at the rear.  The building has two wings at the rear and forms a ‘U’ shape. The building has been vacant since 2013.  
1.2 The application relates to the site of the former police station and the associated former stable block to the rear.  The former police station includes a magistrates’ court and some prison cells.  There is a hardstanding area that was used for car parking at the rear.  A Victorian residence (currently vacant) abuts the site to the South East and was formerly used by the Metropolitan Police. The residence does not form part of the application site.
1.3 The building is Grade II listed and sits within the Hampstead Conservation Area. The main building is three storeys, plus a basement, and constructed in red brick with stone dressings as designed by J Dixon Butler (1910-13). 

1.4 The building is referred to in the Hampstead Conservation Area Statement as an imposing feature of the Rosslyn Hill and Downshire Hill streetscape character. It is a red brick building with stone dressings by J Dixon Butler (1910-13)
1.5 The site falls within the area covered by the Hampstead Neighbourhood Plan and the proposals are assessed against the policies within this plan as well as those of the Local Plan.  The Hampstead Neighbourhood Plan designates this part of the conservation area as Character Area 3 – 19th Century expansion.  
1.6 The main entrance is on Rosslyn Hill, with other entrances including the vehicular entrance on Downshire Hill.  The Judges’ Chamber area of the Magistrates’ Court is accessed off Downshire Hill.  To the rear, the slope of Downshire Hill results in level access to the lower ground floor. The building has two wings to the rear, at each end of the façade, forming a U-shaped building.  There is a two-storey stable block to the eastern corner of the site, which was built at the same time as the main building. 

1.7 The site has a PTAL rating of 4, which is a ‘good’ accessibility level and the site sits within a controlled parking zone.

1.8 It is believed that the building was occupied by the Metropolitan Police from 1913 until 2013. The site is currently owned by the Educational Funding Agency (EFA), who purchased it in 2013. The purchase was part of a wider scheme promoted by the Mayor of London, through which public land and property was to be freed up across Greater London to accommodate 11 free schools.

1.9 The area is predominantly residential.  The site is bounded by the rear gardens of flats on Downshire Hill to the north-west and north, by the rear gardens of properties on Hampstead Hill Gardens to the north-east and borders the side of 24 Rosslyn Hill to the south-east. 

2.0 THE PROPOSAL

2.1 Planning permission and listed building consent is being sought for the change of use from a vacant police station (Sui Generis) to a school (Class D1 – Non-residential institution) and also some business use floorspace (Class B1).  The school would be a one-form entry free school for 210 pupils and 24 full time equivalent (FTE) staff members.  The proposed school is intended to operate as a free school for a catchment area within the Belsize Ward. The school would be open to children from the ages of 4-11. Although a free school is being proposed, the application must be considered on the basis of this being Class D1 educational floorspace and that any school could be located at the site. 

2.2 The proposal would involve an extension of 122.5sqm at rear lower ground and ground floors – to create enough space for a hall.  The accommodation would be arranged over four floors (lower ground – second). The school would include:
· 7 teaching classrooms and 3 additional learning rooms; 

· Library;  

· 122.5sqm main hall at ground floor with a kitchen preparation area and servery suite; 

· Playground at rear; 

· Staff and administration rooms; and 

· Toilets, personal care and storage.  

2.3 The stable block in the south-east corner of the site is included in the application and would house two of the proposed classrooms.  The application involves the removal of modern additions to the building at the rear and the erection of a canopy.  The application also involves the provision of a ramp access above the front lightwell on Rosslyn Hill.  

2.4 The school hours would be 08:50 to 15:30 Monday to Friday.  The site would be open 08:00 to 18:00 to accommodate pre-school and after-school clubs.  

2.5 The proposals also involve the provision of 231sqm of Class B1 employment use which would occupy the former Magistrates’ Courtroom at ground and first floor levels, this is a physically separate area with its own access. 
3.0 RELEVANT HISTORY
Application site 

3.1 09/08/2016 - Planning permission and listed building consent was refused for “Change of use from police station (sui generis) to school (Use Class D1) including the partial demolition and extension to the rear of the Grade II Listed Building and associated works” (2016/1590/P and 2016/2042/L).  There were twelve reasons for refusal for the planning permission.  Six of these reasons were substantive, with the other six being in the absence of a legal agreement.  The substantive reasons were:
	i) The scale, bulk, height and detailed design of the proposed rear extension and its harm on the listed building and conservation area



	ii) The additional trip generation and traffic congestion


	iii) Impact on amenity of neighbouring residents – scale and intensity of use


	iv) Failure to demonstrate no impact in terms of air quality 



	v) Failure to demonstrate no impact on trees


	vi) Further amenity reason – noise.



3.2 PW9702986R1 – 05/05/1998 planning permission granted for the erection of a covered walkway and bicycle storage area.

Associated applications - 
Abacus School – Jubilee Waterside
3.3 Abacus School currently operates form a site on Camley Street, where it opened in September 2013.  There have been three temporary permissions for use of the Jubilee Waterside Centre at 105 Camley Street as a school.  The latest permission (2018/1444/P) is until 21/08/2020.  Once this permission expires, the lawful use of the premises will revert to Class D2 use (sports facility).   
4.0 CONSULTATIONS

Statutory Consultees
Hampstead CAAC - Objection
Land use

· No masterplan, no explanation of the need for all the space planned, nor of management while the school is growing. Presence of an adjacent owned site without explanation as to its proposed use indicates further possible school expansion.   
· No evidence of Camden education department support for this school. Camden will not have a relation to the school as an academy. Camden’s reported own borough-wide assessment contradicts developer’s claims of need.
· The validity of the proposed catchment area is queried, as is its likely extension. Edge-of area school location dubious, apparently seeking enlargement or justifying school size excessive for this site, creating traffic pressure.  What are the addresses of families, raid on existing schools.

· Building unsuitable for school use in terms of natural light, air

Officer’s response: see ‘Land use’ section, a masterplan involving this scale of development.   
Transport

· Traffic submission is flawed, ignoring its own data re car parking and traffic patterns at each end of the day.

· Parents’ school run and deliveries impact on transport network. 
Officer’s response: see ‘Transport’ section

Air quality

· Undesirable location and environment for a young children’s school, exactly the situation to be avoided, will be exacerbated by a new school’s traffic.
· The applicants’ solution to poor air is more use of air-conditioning.
Officer’s response: see ‘Air quality’ section

Sustainability

· The need for plant due to poor air quality is poor in sustainability terms.
Officer’s response: see ‘Energy and sustainability’ section

Amenity

· Consideration of amenity almost completely lacking in this proposal

Officer’s response: see ‘Amenity’ section

Consultation  

· Much criticised as flawed process, no pre-application discussion, lack of follow-up to Development Management Forum, itself a partial and generally unsatisfactory ‘2nd gear’ appraisal, stage-managed, ‘developer will be able to answer points raised’ which was lacking
Officer’s response: the level of consultation by the applicant is considered sufficient.  The application was consulted on by the Council in accordance with the SCI, with almost 600 responses.  
Hampstead Neighbourhood Forum - Objection
Land use

· Impact on local schools (such as New End Primary).
· School places in Camden expected to decline by 530 places by 2021/22 – particularly severe in Hampstead and Belsize Park.
· Local schools lose £5000 for every unfilled place and ever greater losses places ever greater pressures on the quality of education that these school can provide to the local community.
· This application will not “protect existing health facilities, but does the opposite”.
Officer’s response: see ‘Land use’ section, the proposals do not involve the loss of any health facilities.  
Heritage 

· Loss of original furniture within Magistrates’ Court – harm to heritage asset, internal joinery and plasterwork are noted in listing, without furniture most important room in building would lose significance.
· The proposed ramp to the front entrance would damage the “bold and assured composition of considerable civic presence”.
Officer’s response: see ‘Conservation and design’ section

Transport/Air Quality

· The proposal is contrary to the emerging London Plan Policy S3 B 3 (see paragraph 5.3.10), which states that new schools should be located away from busy roads.
· The air quality assessment submitted on behalf of the applicant acknowledges that Rosslyn Hill and the pavement along it, significantly exceed the legal limit for NO2 which is 40.
· To allow planning permission for a school at this location would be akin to knowingly exposing children to significant harm.
· Children walking to and from this location would be exposed to unacceptable levels of air pollution.
· The applicant has failed to demonstrate that the number of traffic movements as a result of the development will not increase.
· The proposal fails to articulate robust sanctions framework that could assure a car-free development.
· The applicant has failed to demonstrate that its application would not worsen air quality.
Officer’s response: see ‘Transport’ and ‘Air quality’ sections
Amenity

· Loss of light to gardens from 4m-high acoustic wall to the rear of houses on Downshire Hill.
· Noise from school will be twice as loud as those recommended in relevant British Standards.
Officer’s response: see ‘Amenity’ section

Basement Impact Assessment

· No BIA submitted despite excavating a portion of the lower ground floor.
Officer’s response: see ‘Basement/excavation’ section

Trees/Biodiversity

· The site adjoins Biodiversity Corridor F Rear gardens Hampstead Hill Gardens, also designated as a Historic Tree Line. This area is currently unilluminated and supports a significant bat and wild bee population with an active wild beehive within two feet of the Stables party wall.  
Officer’s response: see ‘Trees and biodiversity’ section

Historic England

· This application should be determined in accordance with national and local policy guidance and you should seek the views of your specialist conservation adviser.

Local Education Authority (LEA) (Camden Council) – Objects 

· Rapidly increasing surplus of school places – 3% in 2015/16 and 17% (2018/19), surplus expected to rise further, falling birth rates, would object to the increase in size of Abacus above 1FE. 

· Drop in school places due to Camden’s low fertility rate, but Brexit and HS2 cannot be ignored as factors.
· Evidence suggests little or no impact of Abacus Belsize remaining at 1FE and moving to the Hampstead site, as the school is already operating from a temporary location in southern Camden, away from its catchment area.
· Impact to other Camden schools could occur if the existing pattern of pupils and wards were to change.
· LEA cannot support the proposals unless there is a condition limiting the school to 1FE.
· No evidence demonstrating need for primary provision.
· Additional school places would reduce the number of pupils in existing schools.
· Abacus is a free school and controls its own admissions (rather than the LEA).
· Further congestion in the area.
Officer’s response: see ‘Land use’ section

Thames Water 
· No objection subject to Informatives on waste and water

Local Groups

(including residents’ associations, schools anddoctor’s practices)
 

4.1 Full letters submitted by local groups can be viewed online.
Camden Resident Association Action Committee - Objection
Land use

· Proposals contrary to NPPF, emerging London Plan, Camden Local Plan and Planning Act of 1990 on Listed Buildings and Conservation Areas.
· Would pose a serious threat to the future financial stability of local state primary schools, falling birth rates, St Aloysius Primary School has closed, Rhyl and Carlton have capped their numbers.
· Does not promote healthy living, community spirit.
· Proposals will not protect existing health facilities.
Officer’s response: see ‘Transport’ section, there is no loss or impact on health facilities. 
Air Quality

· London Plan states that “Facilities should be located away from busy roads, with traffic calming at entrances, to benefit from reduced levels of air pollution, noise and road danger”, 

· Also contrary to emerging London Plan as it does not create healthy routes to schools as it exposes children and their parents to poor air quality.
· Pollution outside the building is ignored in the applicant’s air quality report.
Officer’s response: see ‘Air quality’ section

Transport
· Currently the PTAL is barely 4 and hence this application will not therefore comply with the HNP’s plan.
· The applicant’s consultant admits that no car policy is unenforceable.
· Car-free is not credible.
· As a result of not having car usage since closure of the Police Station  approximately 5 years ago, the traffic generated by the current proposal should be calculated and not offset.
· The impact of the proposed business centre on transportation has been ignored.
Officer’s response: see ‘Transport’ section

Conservation
· Proposals would inflict significant damages on the listed building.
· The proposed ramp to the front entrance would damage the “bold and assured composition of considerable civic presence”. 
· Details cannot adequately be secured by condition but should be provided upfront and consulted upon.
Officer’s response: see ‘Conservation and design’ section

Amenity

· Noise levels will be at least twice as loud as those recommended in the relevant British Standards. The noise report provided by the applicant fails to accurately bring this to the fore. This is all the more so asthe noise report assumed that there would be a 4 metre wall to reduce the noise impact on neighbouring properties. This is not the case anymore as the applicant has subsequently decided in July 2019 to reduce the height of the wall to 3 metres hence further exacerbating the noise pollution.
· Noise assessment admits that noise will be ‘red’ level for some periods of the day.  Noise could be worse in windy conditions.

· The residents had a choice between having severe loss of light and less noise pollution or a lower wall that will somewhat improve lights conditions but will bring unacceptable noise levels. Either options are highly detrimental to the amenities of the neighbouring residents, against planning rules and regulations despite no faults of the neighbour’s making.
Officer’s response: see ‘Amenity’ section

Fire safety 
· The fire escape routes proposed are heavily compromised and present a safety issue.
Officer’s response: see ‘Fire safety’ section

Basement

· It has not been demonstrated through a BIA that the basement may not cause harm to the architectural character of the building or the significance of heritage assets, impact on drainage, ground water conditions and structural stability

Officer’s response: see ‘Basement/excavation’ section

CfBT Schools Trust - Support
Land use

· Highly efficient school, popular and successful.
· Single-form entry.
· Pupils deserve permanent home.
· Asset for community.
· What should happen to police station – nothing? Luxury flats?  

Transport

· A well-run bus brings students to school.
Church Row Association - Objection
Land use

· Cost of school – only 24 free schools sites have exceeded £10M, cost of £20M will make this one of the most expensive free schools.
· No need for additional places, decline in need, impact on existing schools, NW3 has 42 schools and more than 12,500 pupils.
· Affordable housing is necessary in the area – appropriate use for the building. 
Officer’s response: see ‘Land use’ section

Transport and air pollution

· Outside of catchment area.
· Some pupils come from outside the catchment area (including West Hampstead, Kentish Town Kilburn etc.) and will have to travel.
· Despite Travel Plans parents are still likely to drive, despite schools best efforts some of their parents still drive.
· NW3 has some of the highest levels of air pollution in Camden. 

· Site breaches EU legal limit.
Officer’s response: see ‘Transport’ and ‘Air quality’ sections
Downshire Hill Residents’ Association - Objection
Land use

· School would be outside its catchment area.
· NW3 already has 42 schools and more than 12,500 pupils – highest concentration in Europe.
· Cost of school of £14 million – one of the most expensive free schools - £95k per child.
· No need for additional school places.
· Local religious schools accept secular children.
Officer’s response: see ‘Land use’ section

Transport and air quality

· Camden Local Plan against new schools unless it can be demonstrated that there is no impact on the transport network. 

· Car-free is unrealistic and unenforceable, unpredictable weather and heavy bags/instruments mean parents will sometimes drive.
· Abacus say they expect 11 cars in the morning and 11 in the evening.
· Traffic will be much worse than the old police station.
· Existing transport network struggles to get existing pupils to school already.
· Many pupils outside catchment area – including Cricklewood and Kilburn.
· Air pollution, breaching EU legal limit at present, no new schools should be built on main roads, European Air Quality Directive requires UK authorities to refuse permission where existing breach and/or will be made significantly worse.
· Noise from honking, shouting, and banging on cars

Officer’s response: see ‘Transport’ and ‘Air quality’ sections
Heritage

· Cannot justify level of internal demolition – insufficient justification.
· Have not met criteria of the NPPF regarding ‘harm’.
· The building is not on the ‘at risk’ register.
Officer’s response: see ‘Conservation and design’ section

Flask Walk Neighbourhood Association - Objection
Land use

· No need for new primary school, 650 unfilled places.
· Business use will raise additional income for Abacus – giving it an unfair advantage over other local primary schools with falling numbers.
· No benefit to neighbourhood.
Officer’s response: see ‘Land use’ section

Transport and air quality
· Increase in vehicle movements.
· No car policies have proved impossible to enforce elsewhere. 

· Air quality on main road.
Officer’s response: see ‘Transport’ and ‘Air quality’ sections
Hampstead Community for Responsible Development - Objection
Land use

· No need for the school, NPPF states schools should meet needs of existing and new communities, Camden pupil projections, numerous other schools in area which perform well. 
· Abacus has excess capacity.
· Catchment area is inappropriate. 

· The present site was initially rejected by Abacus as incompatible with their objectives because of severe limitations and constraints. That was for a school of 210 pupils.
· Bulk of provision is not for community.

· Hampstead is not an area designated for growth.  

· School does not meet the Free Schools’ criteria – strong case for a free school and basic need.
Officer’s response: see ‘Land use’ section

Site selection 

· A number of other potential suitable sites have been discounted with little or no reasoned justification for doing so, and as a result the DfE are blindly focusing their attention on the Police Station site alone with little regard to the substantial issues associated with it.  

· The site search was for a 420 pupil school rather than the currently-proposed 210 pupil school.

· Belsize Fire Station is at the heart of the catchment area, has a better scale, lower pollution, natural ventilation.  Site was rejected for unclear reasons.  

· The Hoo (premises on Lyndhurst Gardens) also an alternative site.  

Officer’s response: see ‘Land use’ section

Transport

· Transport assessment not robust, weaknesses and gaps.
· Will generate significant amount of trips.
· The catchment area will mean more trips by car.
· The potential single blue badge space to be allocated could be used by any blue badge holder rather than connected with the school.  

· Staff will be unable to park unless they have a permit.  
· Parking controls do not come into force until 9am, so parents could park before then.  

· The TA states children use buses currently to get to school, but does not say how children arrive at the bus stops.  

· Underestimation of the traffic impact. The current site is vacant and does not generate any traffic.  

· Site has low PTAL rating.  

· Site not assessed against healthy streets indicators as per draft London Plan.  

· Additional stress on local bus services.
· London Plan Policy S3 encourages walking and cycling  

Officer’s response: see ‘Transport’ section

Air quality

· The location of the site in an area of very poor air quality is not appropriate for a school. The levels of NO2 and PM in the area are not acceptable for children.

· Question why combined heat and source pumps were not proposed 

· Outdoor play area and teaching space close to an established sources of NO2 and children will be exposed to levels of NO2 that are in breach of European targets.  Sensitive receptors in the vicinity of an area known to experience harmful levels of nitrogen dioxide.
· Increased costs from air condition requirements due to poor air quality.
Officer’s response: see ‘Air quality’ section

Conservation and design 

· Loss of plan form and historic fabric from extension of cell wing
· Loss of fabric from Magistrates’ Court

· Installation of ramp at front elevation is of particular concern.  Insufficient information on the impact this would have on existing step and railings.

· Insufficient justification for harm.  

· Question appropriateness of building for school use.   Constraints of listed building.  

Officer’s response: see ‘Conservation and design’ section

Amenity

· Noise and disturbance from use of playground, especially to residents in Rosslyn Hill and Hampstead Hill Gardens.
· Loss of daylight and sunlight from acoustic screening.  Breaches in terms of BRE criteria.  
· Acoustic barrier is not a practical solution.  

· Loading bay proposed just outside Downshire Hill, which will lead to noise and fumes.  

· Considerable excavation required to construct acoustic fence adjacent to neighbouring gardens.  

Officer’s response: see ‘Amenity’ section

Energy and sustainability

· Question why combined heat and source pumps were not proposed 

· No fabric energy efficiency measures employed.
Officer’s response: see ‘Energy and sustainability’ section

Biodiversity 

· Impact on biodiversity from lighting. 
Officer’s response: see ‘Trees and biodiversity’ section

Fire Safety 

· The proposals have highly compromised access and escape arrangements that would render the building unsafe in the event of fire. 

· The proposals are not best practice in terms of fire safety, fire safety has not been properly considered, the design lacks understanding 
· The main stair is not a protected escape stair as it has multiple rooms accessed on to it, at lower levels, and it therefore cannot be relied upon as a primary escape stair.

· There is no safe primary stair or directly accessible secondary escape stair from the second ﬂoor. The latter can only be accessed via two intervening rooms, a conﬁguration which cannot be certiﬁed as safe for use. Occupants could mistakenly make their way into a smoke ﬁlled staircase. The design demonstrates that the human behaviour element has not been considered. There is no certainty that the secondary escape route would be kept clear at all times, and be useable by a wheelchair user. It cannot be guaranteed, in practice, that the alternative escape route will be maintained and schools are known to struggle to manage escape routes appropriately. A ﬁre in the specialist practical room could render both escape routes unusable. 

· BB100’s principle is that a pupils can turn his/her back to the ﬁre and escape in the opposite direction -this is not possible here.

· No adequate wheelchair user refuges are provided/shown for use in the event of ﬁre, outside of the path of escape. The stair landings shown appear inadequate for this purpose and lobby use is unsuitable by virtue of limited space with the potential for impeding other escapers. This is a fundamental requirement of BB100. 

· The external escape stair to the main hall may be un-usable in the event of a ﬁre as it is situated immediately adjacent to a window which could be ﬁre and smoke aﬀected.  Furthermore there is no disabled refuge to this stair.
· Reliance is placed on single means of escape from various rooms instead of incorporating dual escape even where practical, against the underlying philosophy of BB100. 

· No full wheelchair user escape strategy is apparent in regard to various rooms. 

· There are shared escape routes with business use. 

· No reference is made to a sprinkler system, strongly advised in March 2007 DCSF Policy, which is best practice, and asked for under BB100. This is not a low risk building. 

· No reference is made to the lift being to evacuation standards to enable it to be employed for wheelchair user escape. 

· No references are made to access and facilities for ﬁre and rescue services.  The provisions of B5 is a material consideration at planning, especially where the ﬁre service may be committed to the building for S&R operations.
Officer’s response: see ‘Fire safety’ section

Hampstead Hill Gardens Residents’ Association - Objection
Heritage
· Proposals will dramatically increase intensity of usage far beyond what was ever contemplated for the building, there was never more than 25 police officers – and that was only for a brief time.
· Proposals would destroy heritage of site as an oasis of peace and calm in Hampstead.
· Destroys historical fabric of the three core buildings, with the sale of the Police House, destruction of the cells and chambers and division of the site into a school with separate business premises, radical transformation of the site and inconsistent with the character.
Officer’s response: see ‘Conservation and design’ section

Transport

· The proposal would substantially increase traffic in Hampstead, with the addition of at least 45 cars (the Abacus estimate in their application) to 75 cars (the average actual car traffic based on local schools within their catchment areas).  500 children and minders crossing twice a day each way at the Pond Street / Rosslyn Hill intersection, all within the same 45 minute or so period in the morning and then again in the afternoon.    It is critical to appreciate that drop-off would be at least twice a day and that every car would involve a stop to pick up or drop off.  There is virtually no parking available in the area so these stops would require double parking, exacerbating congestion and resulting in noxious pollution, a large portion of which would end up on Hampstead Hill Gardens.

· The Abacus suggestion that they would anoint traffic wardens to assist is appalling and admits the problem:  This would amount to no more than valet parking as they have absolutely no statutory power to actually prevent or reduce the additional volume of traffic this proposal would generate. 

· The Abacus mantra that they have a “car free ethos” is a bumper sticker slogan and not a policy:  If were that easy, Camden could also make a generic statement about its “car free ethos” and solve the traffic issues facing the borough in that way.  Not that easy or realistic.
· Pond Street / Rosslyn Hill intersection is already a very busy junction and is particularly dangerous to cross as it is an irregular intersection.  Abacus proposes to move that many people along a single route using “walking buses”:  However, take a minute and think what that means in reality, i.e., 50 groups of 10 (or 25 groups of 20) children, minders, prams, scooters, etc. all crowding already congested routes during the morning rush hour and then again in the afternoon.  This would be a disaster for the local community, many if not all of whom already suffer the horrendous traffic on the High Street.

Officer’s response: see ‘Transport’ section

Air quality

· Cars would exacerbate congestion and result in noxious pollution, a large portion of which would end up on Hampstead Hill Gardens.
· The area in front of and around the Police Station suffers pollution levels well in excess of that allowed by UK and EU law and also exceeds World Health Organisation recommended levels:  Approximately 40,000 people suffer chronic illness and premature death in the UK each year from noxious air pollution; approximately 17,000 of those premature deaths are in London.  

Officer’s response: see ‘Air quality’ section

Amenity

· The Abacus plan would create constant noise throughout the day, as well as during evenings and weekends when in use.  This would destroy the character of the local Conservation Area, fundamentally damaging the amenity of local roads and homes.  Abacus had 30 or so children visit the site and play in the parking lot on a recent Saturday morning and the volume was extraordinary because the shape of the buildings is such that it creates an echo chamber, reverberating across local gardens, homes and roads.  This would severely affect the quality of life of local residents, many of whom are elderly.

Officer’s response: see ‘Amenity’ section

Biodiversity

· Light pollution from multiple skylights on the Stable Block would create a Klieg light effect and severely damage local gardens and, in particular, harm wildlife populations of bats, owls, bees and other animals, which use the area to nest.  There are no lights in the area at present.  
Officer’s response: see ‘Trees and biodiversity’ section

Land use

· There are alternative sites.  
Officer’s response: see ‘Land use’ section

Heath and Hampstead Society - Objection
Land use

· Unsatisfactory location for growth.
· Large sums of money used and will be needed to convert listed building. 

· Local state schools are being deprived of money.
· School not needed in the area it serves.
· Some classrooms would receive poor natural light.
· Concerns that the school will increase pupil numbers despite a condition limiting this

Officer’s response: see ‘Land use’ section

Amenity

· The proposal will impact deleteriously on the area and its people.
· Amenity problems of residents adjoining site on Downshire Hill – will not be solved by screens. 

Officer’s response: see ‘Amenity’ section

Transport and air quality
· Children will be affected by pollution.
· Air quality is a serious problem on Rosslyn Hill.
· Increase in traffic, give small children, hill, inclement weather, parents will claim they won’t use cars but will in reality.
· Danger from increased traffic.
· Government recommendation that new schools should not be located near main roads due to air pollution, playground will suffer high levels of pollution.
Officer’s response: see ‘Transport’ section

Heritage

· The building is not suitable for a school.
· Conversion spoils the magistrates’ court, false ceiling is unacceptable.
· Interior layout is utilitarian.
· The ramp suggested below the front elevation spoils this admirable elevation and should be omitted – level access to the lift through the Downshire Hill entrance door could provide a satisfactory level access.
· Railing on flat roof should be omitted, with a condition to prevent access to roofs

Officer’s response: see ‘Conservation and design’ section, roof will not be used or usable by the school
Accessibility

· Changes in floor levels in corridors. 

Officer’s response: see ‘Accessibility’ section

Keats Group Practice - Objection
Air quality
· Enormous negative impact on patients.
· Nitrogen Dioxide already over legal limit.
· National Institute for Clinical Excellence has called for no new schools to be built on main roads.  

· Will expose children to harm.
Officer’s response: see ‘Air quality’ section

Transport

· Will generate traffic.
Officer’s response: see ‘Transport’ section

Keats Grove Residents Association - Objection
Amenity

· Noise to gardens, loss of amenity

Officer’s response: see ‘Amenity’ section

Transport

· Loss of parking bays.
· Increased traffic.
· Already been accidents in the area.
Officer’s response: see ‘Transport’ section

Air pollution
· Increase in air pollution. 

Officer’s response: see ‘Air quality’ section

Heritage

· Destruction of listed building. 

Officer’s response: see ‘Conservation and design’ section

New End Primary School Governors - Objection
Amenity, traffic and environmental reasons

· New End Primary School has significant issues with parents driving despite best efforts – unrealistic that Abacus will be different, bad weather. Moving house or lateness may lead to parents driving, unenforceability 

· Camden Local Plan says school should be refused unless demonstrated traffic movements will not increase.
· An increase in parents driving will undermine New End Primary School’s attempts to discourage their parents from driving.
· Air pollution from parents driving. 
Officer’s response: see ‘Amenity’ and ‘Transport’ sections
Land use

· Currently 79 unfilled places at New End Primary School, there has been a reduction in children in the area since the previous application, number of unfilled places expected to increase, birth rate is falling, currently significant capacity. 

· Expense of school - £14M plus £7M on fit-out.
· School will have unfair advantage on local under-funded schools with income from business space.
Officer’s response: see ‘Land use’ section

Rosary Catholic Primary School - Objection
Land use

· The proposed site is outside the catchment area.
· Hampstead has the highest concentration of schools in the borough.
· Impact on existing schools in the area, Rosary has vacant spaces in many year groups.
· Further reduction in pupil numbers will have serious financial consequences for local schools, St Aloysius has closed. 

· Camden’s birth rates lowest in the country. 

· Rosary welcomes non-Catholic children. 

Officer’s response: see ‘Land use’ section

Air pollution

· Impact on children.
Officer’s response: see ‘Air quality’ section

South End Green Association - Objection
· Air pollution.
· Lack of car parking and traffic congestion, business use would worsen traffic further.
· Very high number of schools in area so pupils will need to come from far and wide.
· Limited out door space makes the site unsuitable for use.
· Benefits of conversion to business use should go to all community, not a privately owned-business.
Officer’s response: see ‘Air quality’ section

Thurlow Road Neighbourhood Association - Objection
Land use

· No need for school in the area, Hampstead has approximately 50 schools already.
· Waste of government money.
· Government money will be lost to existing state schools, negative affect on existing schools.
· Free schools are a political policy. 

· Many other varied uses would be better. 

· Political vanity project. 

Officer’s response: see ‘Land use’ section

Transport 

· School run traffic and congestion.
Officer’s response: see ‘Transport’ section

Air Pollution

· Fitzjohns Aveenue and Rosslyn  Hill regularly exceed EU maximums for nitrate and particulate pollution.
Officer’s response: see ‘Air quality’ section

Councillors and MEPs
4.2 Councillor Maria Higson (Hampstead Town) OBJECTS on the following grounds:
· Whilst Abacus is an excellent school, a more appropriate site should be found, site is outside Belsize catchment area.
· Transport; distance from catchment area and gradient make it extremely likely that some parents (particularly of smaller children) will drive, local area already suffers from congestion, impossible to eradicate car usage.
· Air pollution - pavement along site already exceeds NOX legal limit of 40, additional pollution from more traffic.
· Lack of requirement for school places in Hampstead; impact on other schools (such as New End), surplus in primary school places.
· Key documents missing; No Basement Impact Assessment.
Officer’s response: see ‘Land use’, ‘Transport’, ‘Air quality’ and Basement/excavation’ sections
4.3 Councillor Tom Simon (Belsize) and Luisa Porritt (MEP – London) SUPPORT on the following grounds:

· Belsize had an acute shortage of primary school spaces when the Abacus project started and the Belsize ward had no spaces, all schools in immediate vicinity are faith schools. 
· Abacus is a thriving, popular, ‘outstanding’ 1FE school.
· School needs a permanent home.
· There are no alternative sites, the area has been scoured.
· Funding issues for other local schools are not because of Abacus but insufficient government funding.
4.4 Councillor Stephen Stark (Hampstead Town) OBJECTS on the following grounds:

· Air pollution - Government recommendations are that new schools should not be located near main roads, pollution levels adjacent to police station are known to be high and above legal limit, another safer location should be found, health of the children.
· Transport - car-free cannot be enforced, where will vehicles park, what analysis has been carried out, how will deliveries and coaches be dealt with, already congestion and rat runs.
· Amenity - playground would be within a few feet of residential properties, screening is half-hearted.
· Conservation - ramp at front would impact on building, covering joinery in Magistrates’ Court with plasterboard is vandalism, building not suitable as a school.
Officer’s response: see, ‘Air quality’, ‘Transport’, ‘Amenity’ and ‘Conservation and design’ sections
Adjoining Occupiers

	
	

	Total number of responses received
	595

	Number in support
(including 63 signed identical letters)
	391

	Number of objections
	204


4.5 Full objections and supporting comments received by the Council are available to view online on the Council’s website. 

Land use
· Many schools in Hampstead already – both private and state, school not needed, schools are currently undersubscribed, there are five existing schools within 13-24 minutes’ walk from St Peter’s Church, large number of good and outstanding schools in the area, St Aloysius Primary is earmarked for closure, there are excellent secular schools in area.
· School should not be a ‘free’ school but should be run by local authority, free school status would give Abacus an advantage over other schools, Abacus would not be approved as a free school today.
· Impact on existing schools (with Good or Outstanding ratings) – already with falling numbers, many good schools in Hampstead already, local state schools struggling for funding, Rosary School welcomes non-Catholics. 
· Hampstead has highest concentration of schools in the borough, Camden has lowest birth rates in the country, surplus capacity will double in the next eight years, Abacus is only 80% full at present. 
· School is outside catchment area, this school is not for our community, school would exclude Hampstead children.
· School manipulates its catchment to leave out social housing.
· Building should be used for other community uses or emergency services.
· Area already overrun with crime – police station needed.
· Waste of public money/taxpayer’s money, costs have increased, will be most expensive school in the UK, £14m cost of building plus £7M refit.
· Greater need for housing than schools.
· My children attended state schools in Hampstead, everyone is already getting their first choice of school in Hampstead.  

· School’s proposal to exclude children from Hampstead is astonishing.
· School will receive an income from letting out the business use – this is an unfair advantage over other schools in the area which desperately lack funding.
· A community centre would be a better use. 

· Proposals are not for community.
· School could expand to a two-form entry in the future.
· Lack of open space for school.
· Better alternative uses, housing teachers or hospital workers.
· None of the arguments for the existence of Abacus apply to the specific HPS location.
· Police station should be retained – crime is out of control in Hampstead.  
· Business centre not needed.
Officer’s response: see ‘Land use’ section

Heritage and Design
· Building is grade II listed and should not have additional structures attached, proposals will destroy heritage of the site, radical transformation. 
· Dramatic increase in usage of site above what was envisaged (never more than 25 police officers based on site), Abacus would increase usage tenfold

· Destruction of historic fabric – cells, chambers.
· Building was not designed to accommodate so many people.
· Average design quality.
· Proposals will reduce significance of the building. 
Officer’s response: see ‘Conservation and design’ section

Amenity
· Noise and disturbance from children, constant noise throughout day, playtime staggered so noise for longer, Abacus children were playing in the parking area one Saturday morning, playground is an echo chamber, playground is very close to neighbouring properties, consultant’s noise report admits adverse impact.
· Site is an oasis of peace and calm, police station was calm and quiet.
· Skylights would create a ‘Klieg’ light effect (make night seem like day) – harm to plants and wildlife. 

· Loss of light from 4m acoustic barrier, my courtyard would feel like a prison, loss of light to basement rooms.
· No accurate drawings of the acoustic barrier – cannot assess the impact.
Officer’s response: see ‘Amenity’ section, accurate drawings have since been received of the acoustic barrier.
Transport and Air Quality
· Traffic gridlock already, especially Hampstead High Street, Downshire Hill, school would open at 8a (peak time), at least 45-75 cars twice a day, 400-500 people arriving every day, important routes for buses/bus congestion, already a busy intersection.
· School will be a ‘commuter school’.
· Impact from deliveries. 

· Bad weather and lateness will mean parents will drive sometimes.
· Congestion and pollution have gotten worse since the previous application.
· Pavement congestion, children, prams and minders crossing roads.
· Safety. 

· Parking congestion, no available parking.
· Wardens can only issue a ticket after ten minutes.
· Servicing vehicles causing congestion and air pollution.
· Cannot project that people will not drive, cannot enforce, given age of children parents will drive.
· Nowhere for parents to drop kids off.
· The main road is not appropriate for a school.
· Impact on ambulances from Royal Free.
· Dangerous roads, building is on a critical junction, safety of children in the area.
· Air pollution from traffic, area outside site already well in excess of that allowed by UK and EU law and also exceeds World Health Organisation recommended levels.
· Against Camden’s planning policies to have new schools unless they can demonstrate traffic will not increase.
· Against guidelines of National Institute for Clinical Excellence which says should be no new schools on main roads – breaches of air quality.
· Taxpayers money should be spent on air filtering in existing schools.
· Police station had few cars, not much parking with previous use.
Officer’s response: see ‘Transport’ and ‘Air quality’ sections
Public consultation
· Never officially invited to public meeting.
· Insufficient time to propose other sites for the school (four weeks), more appropriate sites were rejected.
· Unable to submit objections online.
Officer’s response: the level of consultation by the applicant is considered sufficient.  The application was consulted on by the Council as per normal, with almost 600 responses.  
Energy and sustainability
· Non-compliance with BREEAM and energy recommendations. 
Officer’s response: see ‘Energy and sustainability’ section

Safety
· Breaches fire regulations.
Officer’s response: see ‘Fire safety’ section

4.17
Supporting Comments
Land use
· Excellent use of the space, police station is suited to be a school, good to see disused building used for public benefit, good re-use of public building.
· Cannot allow Abacus to close, Abacus already exists – not a new school.
· Abacus has been in temporary accommodation for six years.
· Strong need for secular state schools in the area, lack of non-religious schools in the area, school is secular, inclusive, exceptional values, currently ‘black hole’ in secular state provision in Belsize Park.
· More diversity and choice of schools in the area, should not oppose a state school.
· School is the only free secular option. 

· Serves the community, great to have an outstanding school in the area.
· Better than private residences.
· Abacus is outstanding and provide exceptional service, excellent school, outstanding OFSTED ratings, popular school, loving happy school.
· School has always had 210 pupils, this is not a new school.
· Children should be able to go to school locally, Camley Street very far away, poor standard of existing temporary accommodation, children deserve this.
· School is great asset to community.
· All objections to previous application have been addressed.
· Very short distance outside the catchment area.
· Existing schools in area are fee-paying or religious.
· Other schools have sent letters lobbying against Abacus.
· Former Hampstead Police Station is best available option, this is the best site available in the area.
· A private school would not be subject to as much scrutiny.
· Much disinformation about the school application.
· Building has already been purchased so the money has already been spent. 

· Prime objective should be to raise standards in education in all our schools.
Heritage and design
· Preservation of beautiful building, will bring vibrancy back to building, restore listed building, building is currently vacant, beautiful building would benefit from use.
· Building should remain in public use/civic purpose.
· Beautiful unused building, building has been empty for years.
Transport
· School has always had a car-free ethos, staff, parents and teachers committed to walking, many parents do not own cars, will not use cars.
· Traffic and noise addressed in new proposals.
· Parents of children at Abacus stating that they do not own a car, parents are committed to walking, most parents live in walking distance.
· Good for environment as school will be walkable as opposed to existing school.
· Current 20 minute journey to school at Camley Street.
· School has proven sustainable/car-free ethos.
· Parents care about clean air and safety too.
· Traffic issues important but over-exaggerated. 

Noise and amenity
· The building would be used less than the police station was used.
· Limited use of play area to play times and very occasional weekend.
· Cannot assume no impact from alternative uses.
Community
· Proposals will increase local trade on High Street. 
· Community should be able to grow, school is integral part of community, positive contribution to community.
· School will attract young families to the area – lack of secular state schools may be putting people off.
· School is multi-cultural with children from all over the world – encourage educated & multi-lingual people to move to the area.
5.0 POLICIES
National Planning Policy Framework 2019 (NPPF)
London Plan 2016
Draft London Plan 2019 

Mayor’s Supplementary Planning Guidance 2016
5.1 Camden Local Plan (2017)
G1 Delivery and location of growth
C2 Community facilities

C3 Cultural and leisure facilities

C5 Safety and security

C6 Access for all

E1 Economic development

E2 Employment premises and sites

A1 Managing the impact of development

A3 Biodiversity

A4 Noise and vibration
D1 Design

D2 Heritage

CC1 Climate change mitigation

CC2 Adapting to climate change

CC3 water and flooding

CC4 Air quality

CC5 Waste

T1 Prioritising walking, cycling and public transport

T2 Parking and car-free development

T3 Transport infrastructure

5.2 Supplementary Planning Policies

CPG Access for all
CPG Air quality 
CPG Design
CPG Developer contributions
CPG Energy efficiency and adaptation
CPG Transport
CPG Trees 
CPG Water and flooding
5.3 Hampstead Neighbourhood Plan (8th of October 2018)
DH1 Design

DH2 Conservation areas and listed buildings

DH3 The urban realm

NE2 Trees

NE4 Supporting biodiversity

TT1 Traffic volumes and vehicle size

TT2 Pedestrian environments

TT3 Public transport
HC2 Community facilities

5.4 Hampstead Conservation Area Statement (2001)
6.0 ASSESSMENT
6.1 The principal considerations material to the determination of this application are considered in the following sections of this report:

	7
	Land use

· Policy review

· Proposed school use
· Assessment

· Playground
· Community use

· Employment use

· Conclusion
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· Policy review
· Introduction

· Existing condition

· Assessment

· Conclusion
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· Noise and disturbance 

· Light and outlook
· Overlooking
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· Car parking 
· Vehicle trips
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· Management of construction impacts on the public highway in the local area
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· Traffic Management Order changes

· Pedestrian, Cycling and Environmental improvements

· Conclusion
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7.0 Land use
7.1 The principal land use considerations are as follows; 
· Policy review

· Proposed school use
· Assessment

· Playground
· Community use

· Employment use

· Conclusion

Policy review
7.2 Paragraph 72 of the NPPF states that the Government attaches great importance to ensuring that a sufficient choice of school places is available to meet the needs of existing and new communities. Local planning authorities should take a proactive, positive and collaborative approach to meeting this requirement, and to development that will widen choice in education. They should: 

· give great weight to the need to create, expand or alter schools; and

· work with schools promoters to identify and resolve key planning issues before applications are submitted. 

7.3 The London Plan Policy 3.16 requires local planning authorities to protect existing resources and facilitate the provision of additional social infrastructure, such as schools, with a particular focus and priority where there is a defined need for the facilities. Policy 3.18 highlights that the Mayor will support the provision of new education facilities especially where they address a projected shortfall. 

7.4 Part D of Policy 3.18 states that proposals for new schools, including free schools  should be given positive consideration and should only be refused where there are demonstrable negative local impacts which substantially outweigh the desirability of establishing a new school and which cannot be addressed through the appropriate use of planning conditions or obligations.
7.5 Camden Local Plan policy C2 (Community facilities) seeks to ensure that community facilities and services are developed and modernised to meet the changing needs of our community and reflect new approaches to the delivery of services.

7.6 Hampstead Neighbourhood Plan policy HC2 (Community Facilities) seeks to protect existing facilities.  

Proposed school use
7.7 The principle of the change of use from a police station (Sui Generis) to a school (Class D1) is supported on the basis that it would bring a vacant public building back into beneficial community use.  
7.8 Abacus Belsize Primary School has been in operation since 2013 and serves a catchment area within the Belsize Ward. The school is currently operating from temporary accommodation at Jubilee Waterside on Camley Street.  The existing school accommodates 210 pupils at the moment and so would not be expanding in terms of pupil numbers.  Abacus is a non-fee paying secular school (free school). 
7.9 With regards to current school provision in the area, there are 49 primary schools in a two-mile radius of the catchment area.  Of these schools, 21 are independent, 15 are faith state schools and 13 are secular state schools.  Camden birth rates are falling and many local schools have empty spaces. 
7.10 Many objections have been received on the grounds that there is no need for a new school, that there is already sufficient provision in the area and that the new school would impact on existing schools.  Officers accept that there is no need for a new school as there is already sufficient school places in the area.  However, it must be noted that the application is not for a new school but for relocating an existing school.  Notwithstanding this point, the policies above point to need only insofar as it relates to accommodating unmet demand.  There is no planning policy basis for resisting a school on grounds that need is already met.  It is important to note that similar objections were raised in 2016 for the two-form entry proposal and the Committee did not include need as a reason for refusal.  The applicant argues that there is insufficient provision for secular, state primary schools in the Belsize area.  Establishing a free school that would provide an alternative choice of a school is viewed as a positive  in the relevant planning policy at all levels.  It should be noted that the school currently operates much further away from the Belsize catchment area at present, and that while just outside the catchment area, the proposed site is far closer to the catchment than the existing.  
7.11 Many objections have been raised to the cost of the school.  There are no national, strategic or local policies concerning this issue and it is not material to the planning application.  The site has already been purchased by the EFA.  
7.12 Objections have been raised on the grounds that there are other better locations, some of which are within the catchment area.  Objections also raise concern that there was insufficient evaluation of other sites.  The applicant has reviewed the sites identified by third parties and submit that they are inappropriate for a range of reasons including size and location.  In any event, the Council must consider the application submitted rather than alternative options.  As, stated above, the principle of a school on this site is considered acceptable in land use terms.  Whilst the school is outside its catchment area, it is 250m from the boundary which is significantly closer than the current location on Camley Street.  

7.13 Objections have raised issues with the ability of the building to provide decent classrooms in terms of light and air.  In this respect, officers consider that there are no reasons why the building is not suitable for educational use.  Air quality is dealt with below.  

Playground
7.14 The external play space has been maximised in the available external area of the site, with only a relatively minor extension to the building footprint proposed and the remaining space being utilised as much as possible.  The playground would have an area of 1,631.52m².  The playground would feature a series of terraced play spaces.  The site has a play space that is 212.58 m² over the suggested guidance for hard informal and social areas [Building Bulletin 103: Area Guidelines for Mainstream Schools (BB103)]. 

7.15 In terms of PE the school will use the two halls and areas of the playground.  It is also proposed that classes will utilise Hampstead Heath for outdoor learning that cannot be accommodated on site. Each half term, the whole school currently enjoys a 'Heath Day' where they spend the day developing outdoor skills on the Heath. The Heath is located at the end of Downshire Hill some 400 metres from the proposed site and is approximately a 5 minute walk for children.
7.16 Given the above, there are no objections to the proposed school.  
Community use

7.17 The school facilities would be available for community use after school and at the weekend.  The school proposes for the facilities to be open for use until 22:00 Monday to Friday, 18:00 on Saturdays and 17:00 on Sunday and bank holidays.  The use of the facilities by the community is encouraged by officers.  A Community Use Plan would be secured via section 106 obligation. 
Employment use
7.18 Policies E1 (Economic development) and E2 (Employment premises and sites) and 

CPG5 (Town Centres, Retail and Employment) encourage the provision of employment uses such as offices (Class B1).   

7.19 231sqm would be provided for Class B1 business use within the former Magistrate’s Court.  There is no operator for this space at present.  The provision of this space is welcomed in policy terms.  Furthermore, given the size of this space it would be appropriate for small and medium-sized enterprises (SME’s) which are encouraged by Policy E1.  The Hampstead Neighbourhood Plan promotes office space on upper floors due to a lack of facilities in the area. 
7.20 The business floorspace would have a separate access point from Downshire Hill.  Concerns were raised by objectors that the school could expand into this space, or the vacant former house, which had been used by the police station.  This would require planning permission for the change of use of these premises.  A condition is attached, limiting the number of pupils to 210, and planning permission would be needed to remove this condition.
  Conclusion
7.21 The principle of the change of use is considered acceptable.  Land use was not a reasons for refusal in the previous application which featured a school double the size of the current proposal.  The impact on local schools and cost of the proposals are not material planning issues.  The proposals would maintain the building in a civic use and would bring the existing school much closer to its catchment area.  
8.0 Conservation and design
Policy context
8.1 Policies D1 and D2 of the Camden Local Plan and policies DH1 and DH2 of the Hampstead Plan are relevant with regards conservation and design.  

8.2 Section 66 of the Planning (Listed Buildings and Conservation Areas Act) 1990 states the statutory duty of Local Planning Authorities in regard to development affecting listed buildings:-

8.3 ‘In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.’
8.4 Section 72 of the Planning (Listed Buildings and Conservation Areas Act) 1990 states the statutory duty of Local Planning Authorities in regard to development affecting conservation areas ‘special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.’

Introduction

8.5 The building is grade II listed and located within the Hampstead Conservation Area.  The Hampstead Neighbourhood Plan designates this part of the conservation area as Character Area 3 – 19th Century expansion.  
8.6 The previous application featured significant alterations and extension to accommodate a school for 420 pupils.  This application was refused on the grounds of scale, bulk, height and detailed design of the proposed rear extension and the impact on the listed building and the conservation area.  The current scheme proposes a 122.5sqm extension, which is considered to be relatively modest. In terms of internal alterations, changes are proposed to convert the building to school use.  These are discussed further, below.   

8.7 Following the previous applications (2016/1590/P and 2016/2042/L) which were refused at committee, this scheme retains the existing building with some areas of loss to the historic floor plan however it essentially works within the historic envelope.  The current proposals represent a considerable improvement to the previously refused scheme which caused harm to the special interest of the listed building. Overall this is considerably more sensitive, with the removal of the overlarge rear extension previously proposed which would have dominated the rear of the listed former Police Station and negatively impacted on views from the wider Conservation Area.
8.8 The former Hampstead Police Station was designed by John Dixon Butler and dates from the turn of the 19th/20th Century. The listed grade II building is a particularly handsome example of Dixon Butler’s work in the Arts and Crafts neo Baroque style which typified the metropolitan police stations for which Dixon Butler became well known. The Rosslyn Hill building is notable as an early example of law and policing mixed use, in that besides the Police Station, it accommodated Police quarters in the Section building and a Magistrates’ Court. 

8.9 The former Metropolitan Police Station stands within the Hampstead Conservation Area in a highly prominent corner position where Downshire Hill meets Rosslyn Hill. The site is sloped away from Rosslyn Hill, which allows considerable visibility not only of the two street fronting elevations but also the rear elevation at upper levels, which look out over the south-western part of the Hampstead Conservation Area.  The Hampstead Neighbourhood Plan designates this part of the conservation area as ‘Character Area 3 – 19th Century Expansion.  
Existing condition
8.10 The Police vacated the purpose built station in 2013 and the building has been unoccupied since. During the course of this application and the assessment of previous schemes, the heritage asset has been assessed in considerable detail. From the outset it has been clear that the Police carried out extensive internal works during their occupation of this purpose built Police Station. From visiting the site, it becomes apparent much of this work was damaging in terms of the loss of historic interest and character. Of note the Downshire Hill entrance hall way, stair cases and the Magistrates’ Court room, the cells, and first floor public waiting area still exist and these will essentially be retained in this current scheme.

8.11 The former stable block was already derelict and mothballed by the Police by the time they left the site. This ancillary building is badly effected by dry rot and the joinery is severely damaged, the staircase has subsequently been removed for safety. To both the main building and the subordinate block the Police had carried out, in historic building terms, adaptations, significant denuding and insensitive alterations over time. 

8.12 Very few internal details of significance or interest are retained in situ – virtually all interior details have been removed and those elements which remain are exceedingly limited. Fireplaces have been removed, joinery including internal doors has been replaced and walls have been introduced while others have been removed so that the plan form, although largely retained, has been substantially modified and compromised.  Internally the building is forlorn and not just through disuse, but by the former occupation and Police use. The internal doors have been replaced generally except the cell doors which remain in situ. The cells while interesting, are in a particularly poor state.  It is difficult to reasonably imagine what future use could realistically be proposed for these spaces. Nevertheless the current scheme retains examples of cells to be used as secure storage. The original vertically sliding painted timber sash windows still exist generally and some with attractive decorative Arts and Crafts style window furniture.  The application confirms that original windows are to be retained in situ. These are to be refurbished and secondary glazing installed and in terms of the impact on the historic building this is considered an appropriate approach.  

8.13 The rear elevation has been added to in an incremental manner with metal steps, access doors, a covered walkway, window bars, security grilles, air handling equipment, secure compounds, pipework and metal shuttering. All of which, while have a link to the police use of the building, but are generally to the visual detriment of the historic back elevation. 

Assessment 
8.14 The current application retains and restores the historic external envelope, removes later ad hoc excrescences and repairs damaged fabric. All of which will enhance this fine local landmark.

8.15 The school entrance/playground canopy is proposed and has been designed so that it will not touch the historic rear elevation rather it will sit within the three-sided courtyard without being attached to the listed fabric. At lower ground floor level to the rear, the proposed school entrance including the glazed canopy, will not be visible in long views of the listed building from the wider conservation area. Therefore, this is not considered to exert negative visual impact on the setting of the listed building nor on the character or appearance of the Conservation Area. The canopy is considered a reversible introduction and therefore acceptable.

8.16 The former stables and harness room building, which stands across the yard from the main building, is in a parlous state and near derelict.  It is understood that the Police closed the building as unsafe. The retention, refurbishment and bringing back in to use of this attractive ancillary building is welcomed.

8.17 Boundary wall treatment and acoustic wall insulation is proposed to be installed. Where visible this is to be formed of timber fencing and climbing plants covering metal mesh fencing. This is considered to be visually appropriate to the setting and could be removed in the future.  There are no objections to this on conservation and design grounds.  The screen would be 3m high and would be constructed of timber, with a galvanised metal grid attached to allow climber plants.  A sample of this screen would be secured via condition.  
8.18 The removal of the Magistrates Court fittings and furniture is disappointing however, the wall panelling and magistrates bench will be retained along with the magistrates doors and private staircase.  Officers consider it unreasonable to require the retention of all of these fittings as this would render the premises impossible to use for anything except a courtroom and even then it is questionable whether the current layout would suit a modern court.  A condition is recommended that all removed items should be salvaged with a view to incorporating them into the scheme. 
8.19 The cells are proposed for demolition however after some discussion the proposal now includes the retention of two cells doors, relocated for use as the doors to secure exam storage and a cleaners store. This is welcomed. 

8.20 With regards to the front elevation to Rosslyn Hill – the ramp and extended front steps, the applicants have worked to provide a fully accessible building across a complex and demanding site.  Further details of the extended front steps and the accessible gate are required along with the ramp hand rail and railings which should be to match existing characterful traditional Dixon Butler design.  A condition is recommended securing these details.  Officers acknowledge that the use of the building for any other use would require alterations to improve accessibility, given the stepped accesses.  
8.21 A condition is recommended that the glazed dado tiles from areas agreed for demolition should be salvaged and reused for repairs and making good. 

8.22 Any doors of architectural interest, along with any associated architraves and door furniture, which are to be removed during the course of this scheme, should be salvaged, protected and relocated within the building in agreement with the council. This should include but is not limited to, doors within the Magistrates Court and public waiting area on the first floor which are particularly sensitive. A condition is recommended securing the above.  
8.23 Conditions are recommended to ensure that all repair and making good to the brick elevations to be in matching brick, bond and mortar joint detail and that all new windows to the main elevations should follow the historic fenestration form with details and typical sections to match existing. 
Conclusion 

8.24 In conclusion the Police will not reoccupy the building and there is no realistic prospect of keeping the building in the use for which it was constructed.  Officers are of the opinion that a school would be an appropriate new use and these proposed changes, in line with a school use, are likely to be the most reasonable and appropriate.  Officers consider that residential use would involve a host of more harmful interventions and fundamentally alter the character from institutional with some public access to a closed and private use.  

8.25 Residential use would also impact adversely on the exterior visual character – windows with curtains, views into residential rooms with lighting and fittings totally at odds with police use or similar school use.  Maintaining the civic character of the building is considered positive in heritage terms.  
8.26 In terms of the NPPF officers find that the applicant’s Heritage Statement has clearly laid out the historic and architectural significance and it identifies the degree to which the proposals will affect the former Police Station.

8.27 The level of harm identified is not substantial, but rather it is less than substantial.  This less than substantial harm includes the loss of areas of internal masonry, prison cells, Magistrates’ Court, parts of the floor plan and original room layouts along with changes to the subordinate annex and to the front, Rosslyn Hill entrance.  The scheme also involves the introduction of services and many changes to the way the building is used. Collectively however, these changes represent less than substantial harm and are considered to be outweighed by the considerable public benefit of a civic use in the school, which will allow far greater public accessibility and wider heritage benefit allowing users and visitors to the building greater appreciation of the listed former Police Station.

8.28 Special regard has been attached to the desirability of preserving the listed building and its features of special architectural or historic interest, under s.16 of the Planning (Listed Buildings and Conservation Areas) Act 1990 as amended by the Enterprise and Regulatory Reform Act (ERR) 2013. As such, the proposal is considered in general accordance with policies D1 and D2 of the Camden Local Plan 2017 and policies DH1 and DH2 of the Hampstead Neighbourhood Plan. The proposed development also accords with the London Plan 2016 and the National Planning Policy Framework.

8.29 The proposals involve much less significant alterations than the previously refused scheme.  This scheme, removes some historic fabric including parts of the original floor plan however, it also allows for the retention of the areas and fabric of significance and indeed enhances the retained historic fabric in a positive and appropriate manner. The applications are supported in terms of the heritage benefit and for the potential future viable use of these interesting buildings for the public benefit.  The proposals would enhance the character and appearance of the conservation area as they remove excrescences and also restore the ancillary building.  The extension is modest, subordinate and preserves the character.
9.0 Impact on neighbouring amenity
· Policy review
· Introduction 
· Noise and disturbance 

· Light and outlook
· Overlooking
Policy review

9.1 Camden Local Plan policies A1, A2, A3, A4 and A5 and CPG6 (Amenity) are relevant with regards to the impact on the amenity of residential properties in the area.  Any impact from construction works is dealt with in the transport section.  
Introduction

9.2 The area is predominantly residential.  The site is bounded by the rear gardens of flats on Downshire Hill to the north-west and north, by the rear gardens of properties on Hampstead Hill Gardens to the north-east and borders the side of 24 Rosslyn Hill to the south-east.  

9.3 The previous application, which was refused on the absence of sufficient information on noise and also impact from the scale of the proposed use, featured a 420 pupil school.  The current proposals are for a 210 pupil school. 
Noise and disturbance

9.4 The proposal involves the introduction of a 210 pupil school.  The surrounding area is predominantly residential.  
9.5 The school hours would be 08:50 to 15:30 Monday to Friday.  The site would be open 08:00 to 18:00 to accommodate pre-school and after-school clubs.  It is proposed that the site would be used for activities at the weekend on occasions such as a summer fair and a winter festival.  The applicant states that the site would be in use approximately 183 days per year (i.e. 50.1% of days in a non-leap year).  A condition is attached regarding the school hours.  The hours of the community use would be detailed in the Community Use Plan as well as the detailing how the public would go about booking and using the facilities.  
9.6 The school would have staggered break times.  They have stated that they would need the playground for a combined maximum time of 120 minutes per day, during the week.  A condition is recommended limiting the use to a combined maximum of 120 minutes accordingly, which is not considered a significant amount of time, but would allow the school some flexibility.  The area under the canopy is excluded from this condition.  This area is further away from residential properties, more enclosed and could only accommodate much smaller numbers of pupils than the whole external rear area.  
9.7 The playground would be the main source of noise from the proposed use.  This would be located at rear ground floor level.  The playground would be adjacent to properties on Downshire Hill, Rosslyn Hill and Hampstead Hill Gardens.  The neighbouring properties fronting Downshire Hill (50-52) are the closest to the application site and the proposed playground.  These dwellings are separated from the site by their rear gardens, which vary in depth between 1m and 5m from the rear building line of these properties.  The playground would be 12m away from the house at 24 Rosslyn Hill and approximately 30m away from the nearest house on Hampstead Hill Gardens.  The main entrance for children would also be located adjacent to 50 Downshire Hill.     

9.8 The applicant team has worked with the residents of the dwellings at 50-52 Downshire Hill.  The applicant originally proposed an acoustic screen along the rear of these properties to mitigate the noise from the playground.  However, this screen would result in loss of daylight and outlook and some residents stated they would prefer not to have the screen.  This does not mean that these residents do not have noise concerns, and objections were received from these properties on noise grounds.   Given the above, the acoustic screen would only be erected along the boundary with 50 Downshire Hill, not 51, 52a or 52.   The screen would be 3m high and would be constructed of timber, with a galvanised metal grid attached to allow climber plants.  The screen would also be erected on other boundaries of the school playground.  A sample of this screen would be secured via condition.  
9.9 A noise assessment was submitted in support of the application. The report is considered to sufficiently assess the effects of the resulting noise from the playground.  This has been reviewed by environmental health officers who have no objections subject to a noise condition.  The playground would only be used 120 minutes in total per day, during weekdays, during term time.  The school have indicated that they would not use the playground for more than four weekends a year, for community events, and a condition is recommended to secure this.  Officers recognise that the playground would generate significant noise levels, but given the limited times, this is not considered a significant issue.  Noise averaged out over a day would not be an issue.  Many people would be at work when the playground would be in use, and during the summer holidays and at weekends, when people are most likely to use their gardens, the playground would not be in use.  Given the limited hours of use, officers consider that there would not be a material amenity impact in terms of noise from the playground.
9.10 The schools facilities would be available for community use after school and at the weekend.  The school proposes for the facilities to be open for use until 22:00 Monday to Friday, 18:00 on Saturdays and 17:00 on Sunday and bank holidays.  

Light and outlook
9.11 The submitted study assesses the impact on neighbouring residential windows using the Vertical Sky Component (VSC) and Annual Probable Sunlight Hours (APSH).  The study also assesses overshadowing to gardens and open spaces.

9.12 The VSC is calculated at the centre point of each affected window on the outside face of the wall in question.  A window looking into an empty field will achieve a maximum value of 40%.  BRE (Building Research Establishment) guidelines suggest that 27% VSC is a good level of daylight.  If a window does not achieve 27% VSC as a result of the development, then it is assessed whether the reduction in value would be greater than 20% of the existing VSC – which is when the reduction in light would become noticeable to occupants.  However, officers consider that VSCs lower than 27% are normal for urban areas, with 20% still considered acceptable.  
9.13 A Daylight and Sunlight Study was submitted as part of this application.  It should be noted that loss of light and outlook were not included as reasons for refusal to the previous application, which featured significantly larger extensions.  
The rear extensions are relatively minor in nature.  Under the proposals there would be a new hall erected at lower ground and ground floor levels, with a floor area of 122.5sqm, which would be largely an infill extension.  Given the scale and massing of the proposed rear extension and its location, it is not considered to have a detrimental impact on the amenity of neighbouring residents in terms of loss of light or outlook.  The majority of the windows assessed would experience no change in daylight.  The only window which would fall below the BRE guidelines is a rear-facing window of 26 Rosslyn Hill, which was connected to the police station but is not part of this application and is currently vacant.  The window in question (R7 W12) would experience just  0.3% Vertical Sky Component (VSC), as a  result of the new boundary treatment.  However, the room this window serves is a store room, is served by other windows and the premises are not currently in residential use.  
9.14 A 3m-high acoustic screen is proposed as part of the application, between the rear of 50 Downshire Hill and the playground, for noise reasons.  The Daylight and Sunlight Study was revised to take into account any impact from this screen.  No material additional impact was found, with the greatest impact being a reduction to 0.88% VSC (R1 W1 – 50 Downshire Hill), which meets BRE guidelines.  
9.15 The BRE guide recommends that at least 50% of amenity space should receive at least 2 hours of sunlight on 21st March.  If as a result of new development an existing garden or amenity area does not meet the above, and the area which can receive two hours of sun on 21st March is less than 80% of its former value, then the loss of light is likely to be noticeable.
9.16 The only garden that would be affected more than the BRE guidelines is the garden of 50 Downshire Hill.  The loss of light would be from the acoustic screen rather than the extension.  The garden at this property currently receives a lower amount of sunlight before the proposed development than the BRE guidelines recommend.  Any loss of light would appear greater as a result.  Under the proposals, this garden would receive 0.76 against a target of 0.8, which officers consider only a minor discrepancy and therefore not material.
Overlooking
9.17 As above, given the minor scale and location of the extension, it is not considered to have a detrimental impact on the amenity of neighbouring residents.
10.0 Transport 
· Policy review

· Introduction

· Car parking 
· Vehicle trips
· Cycle parking
· Travel planning

· Servicing 

· Management of construction impacts on the public highway in the local area

· Highway and public realm improvements directly adjacent to the site
· Traffic Management Order changes

· Pedestrian, Cycling and Environmental improvements

· Conclusion
Policy review
10.1 Camden Local Plan policies T1, T2, A1, the Transport CPG and Hampstead Neighbourhood Plan policies TT1 and TT3 are relevant with regards transport issues.  

Introduction

10.2 The previous application was refused on the grounds of additional trip generation and traffic congestion.  As stated above, the current application features a school of half the size of the refused application.  

10.3 Transport officers have reviewed the plans and documents submitted with the application submission 2019/2375/P. The proposal seeks a change of use from the former police station at the site to provide a school for 210 students, which is currently located in a temporary school site on Camley Street. The change of use would also result in the creation of 231sqm of B1 office space. It should be noted that the proposal does not seek to increase the existing capacity of the school (currently at the Camley Street site), which is 210 pupils. The schools catchment is roughly based on the Belsize ward boundary (with some slight differences), however the school is proposed to be located within the Hampstead Town ward, approximately 250m outside of the catchment boundary.

10.4 The site lies within the controlled parking zone (CPZ) ‘CA-H’ which operates Monday to Saturday from 9am to 8pm. The site has a public transport accessibility level (PTAL) score of 4 which is a ‘good’ rating as defined by Transport for London (TfL). The proposed location is approximately 550m from Hampstead Underground station, and 650m from Belsize Park station (both Northern Line). There are four TfL bus routes through the school catchment and either pass the school or have bus stops nearby, with multiple bus stops along the routes.

Car parking

10.5 The existing site has the capacity for 15 off-street car parking spaces within the site. As part of the proposed development, these 14 spaces would be removed and there would be no on-site parking spaces. There would be an area designated for loading and unloading within the site, which is discussed further below in the Servicing section.

10.6 Both the school and the B1 office components of the development would be secured as car-free if planning permission is granted, restricting future occupiers from obtaining on-street parking permits.

Vehicle trips

10.7 This area is considered to be particularly overburdened with vehicle traffic, with one of the key contributors to this being the concentration of schools with parents taking part in the “school run”. Policy C2 of the Local Plan states that the Council will refuse applications for new schools or the expansion of existing schools in the Belsize and Hampstead area, unless it can be demonstrated that the number of traffic movements will not increase.  The Hampstead Neighbourhood Plan states that new schools will not be supported unless they are proposed on sites with a Transport for London PTAL score of 4 or over, up to 2023, and a score of 5 or over thereafter.  
10.8 The current site is currently designated as a police station (Sui Generis), therefore in order to carry out this assessment the level of proposed vehicle trips associated with the school was compared to the level of vehicle trips that would have taken place when the police station was in use.

10.9 As the police station is not currently in use and there is no historical trip data available for the site, an assessment could not be carried out on the trips associated with the site when it was in operation. In order to determine what the likely number of vehicle trips would have been at the Hampstead Police Station, a survey was carried out at the Kentish Town Police Station, which was used as a comparison. Kentish Town Police Station measures approximately 2,415m² GIA and is very similar in size to the former Hampstead Police Station building which measures approximately 2240m² GIA. The survey found that this police station generates a total of 168 two way vehicle trips between 7am and 7pm, of which 40 two way trips (10 trips from 8am-9:30am and 30 trips from 3pm-4:30pm) occur during the AM and PM school run period.

10.10 The school currently utilises a mini bus to transport pupils from two locations/pick up points on the boundary of the Belsize catchment to the school site on Camley Street, shown in the map below.
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10.11 The latest survey information of pupils and staff travelling to the bus pick up points shows that 96% travel by sustainable modes of transport (public transport, walk, scooter, or cycle) and 4% were dropped off by car. This 4% would equate to approximately 8 private vehicle trips (or 16 two way trips) in the AM and PM peak for the 210 pupil capacity.

10.12 It is also important to note that while the development proposes a new location for the school, trips by pupils do already occur on the road network within the Belsize catchment.  Whilst it is recognised that the proposed location is outside the Belsize catchment, it lies approximately 250m from the catchment boundary. This is significant improvement on the current distance of the school from the Camley Street site.  
10.13 The Council carries out annual traffic surveys on Haverstock Hill, just south of Rosslyn Hill. The traffic counts for the AM and PM school run period for the past three years are summarised in the table below.

	 
	2016
	2017
	2018

	 
	Northbound
	Southbound
	Northbound
	Southbound
	Northbound
	Southbound

	8am-9:15am
	767
	932
	832
	810
	702
	772

	3pm-4.15pm
	905
	674
	886
	624
	937
	586


10.14 The table shows that there is already a very high number of vehicle movements in both directions on Rosslyn Hill/Haverstock Hill during the AM and PM peak periods. The estimated number of trips associated with the school (16 movements) would make up a 1% increase in vehicle movements, whereas the police station (40 trips) would make up a 3% increase in vehicle movements.
10.15 A previous location of the school, before it moved to Camley Street, was located at the old Hampstead Town Hall on Haverstock Hill which is 500m south of the proposed location. The school operated from this location for a two year period, and a survey found that 70% of pupils walked, scooted or cycled to school, 26% arrived by public transport and 4% arrived by private vehicle.

10.16 In summary, the following key points must be considered:

· The trips associated with the existing school are already present on the network; and 

· The estimated vehicle trips associated with the sites previous use/operation as a police station and magistrate’s court.
10.17 The number of students would be capped (secured by condition) at 210 to ensure the proposed development would not result in an increase in private vehicle trips in the future.

Cycle parking

10.18 Policy T1 of the Local Plan requires developments to sufficiently provide for the needs of cyclists. The London Plan provides guidance on minimum cycle parking standards (outlined in Table 6.3 of the London Plan).

10.19 The development proposes the provision of 28 long stay cycle parking spaces for pupils and staff of the school, and a further 18 scooter parking spaces for pupils. While the provision of long stay cycle parking spaces falls one short of the minimum number required by the London Plan, the additional scooter parking spaces would more than make up for this and are welcomed.  The space designated for scooter parking can be converted to cycle parking if there is a requirement in the future, however the surveys of the schools pupils indicates that scooters are a popular mode of transport.  A condition is recommended to secure this cycle parking. 
10.20 There are four long stay spaces proposed within the B1 element of the building, which exceeds the minimum requirements of the London Plan. There are also two Sheffield stands proposed on the footway at the front of the building on Rosslyn Hill, which would provide four short stay cycle parking spaces to serve the site.  A condition is recommended to secure thon-site cycle parking and a S106 head of term to secure a financial contribution for the provision of the off-site cycle parking.
Travel planning

10.21 The school currently participates in the STARS school travel plan programme, and has submitted a draft School Travel Plan in support of the planning application.  The aim of the School Travel Plan is to promote the use of sustainable modes of transport through a range of soft measures, as well as highlighting the benefits of travelling by modes other than the private car.

10.22 As part of the schools travel plan, a walking school bus is proposed to be implemented for travel to the proposed school site. A walking school bus has been recently trialled by the school. The proposed route is from the centre of the schools catchment area, and is approximately 1km in length with the final 200m on Rosslyn Hill.

10.23 Camden requires a School Travel Plan to be agreed to satisfy policy A1 of the Local Plan and Camden Planning Guidance document CPG Transport, which includes references to TfL and DfT guidance.  A School Travel Plan and a monitoring fee of £9,618 would also be secured as a section 106 planning obligation.
10.24 Hampstead Neighbourhood Plan states that development for educational purposes will not be supported unless they are proposed on sites with a Transport for London PTAL score of 4 or over, up to 2023, and a score of 5 or over thereafter.  Given the site has a PTAL of 4, the proposals comply with this policy.  
10.25 Servicing
The proposed development will allow for all servicing associated with the school to take place within the site, via the gated access off Downshire Hill. The school is estimated to generate up to one delivery per day (Mon-Fri) of a large transit type van vehicle. Servicing times will be organised so as to avoid the AM and PM peak, as well as the students’ lunch breaks. The applicant has provided swept path diagrams to show that vehicles can reverse into the site, and drive out in forward gear.

10.26 The B1 office is able to utilise the Council’s existing business waste collection service for Hampstead, which currently services Downshire Hill (at the junction with Rosslyn Hill) location between 06:00-08:00, 18:00-20:00 and 24:00-02:00. The school is proposing to utilise a private waste collector, which will service the site once a week. Both refuse collection services will utilise on-street refuse collection which is keeping in line with already established refuse collections measures for the area.

10.27 In accordance with Policy A1 of the Local Plan, and due to the size and location   school and B1 office, a combined Servicing Management Plan (SMP) is required for the development as a means of establishing and securing further details of the servicing arrangements described above. Monitoring and review of the SMP will take place as part of the Travel Plan monitoring, normally in years 1, 3 and 5 following completion of the development.
10.28 The SMP would need to be secured by a Section 106 planning obligation if planning permission is granted.

Managing the impacts of construction on the surrounding highway network
10.29 Policies A1 and T4 state that Construction Management Plans should be secured to demonstrate how a development will minimise impacts from the movement of goods and materials during the construction process (including any demolition works).  The policies also relate to how a development is connected to the highway network.  For some developments this may require control over how the development is implemented (including demolition and construction) through a Construction Management Plan (CMP).  
10.30 Officers’ primary concern is public safety but we also need to ensure that construction traffic does not create (or add to existing) traffic congestion.  The proposal could lead to a variety of amenity issues for local people (e.g. noise, vibration, air quality) since this is a residential area.  The Council needs to ensure that the development can be implemented without being detrimental to amenity or the safe and efficient operation of the highway network in the local area.  A Construction Management Plan (CMP) must therefore be secured as a Section 106 planning obligation if planning permission is granted. The CMP (in the Councils pro-forma) will need to be submitted once a Principal Contractor has been appointed, and would need to be approved by the Council prior to any works commencing on site. A CMP implementation support contribution of £7,564.50 will also need to be secured as a Section 106 obligation if planning permission is granted.

Highway and public realm improvements directly adjacent to the site

10.31 Paragraph 6.11 of the Local Plan states that the Council will repair any construction damage to transport infrastructure or landscaping and reinstate all affected transport network links, road and footway surfaces. The footway and carriageway directly adjacent to the site could be damaged significantly as a direct result of the proposed works.  We would therefore need to secure a financial contribution for highway works as a section 106 planning obligation if planning permission is granted. This contribution will also include level changes to the pavement on Downshire Hill, providing level access to the B1 office element. This would allow the proposal to comply with Policy A1 of the Local Plan. A cost estimate for highway works has been requested from our Design Engineering Team and will be reported once received.

Traffic Management Order changes

10.32 The paid for parking bay adjacent to the building on Rosslyn Hill is proposed to be converted to a School Keep Clear area, allowing access for emergency vehicles and restricting other vehicles from parking or stopping to drop off/pick up. It is also proposed to include a general disabled bay in this section. The cost for the Traffic Management Order (TMO) changes has been requested will be reported once received, however the financial contribution for the TMO changes would need to be secured as a section 106 planning obligation if planning permission is granted.

Pedestrian, Cycling and Environmental (PCE) improvements
10.33 The Council, through its policies and strategies aims to encourage sustainable and active travel such as public transport, walking and cycling as the primary modes of transport for short journeys within the borough, and is committed to improving public transport, cycling and pedestrian routes in the area. Abacus School is also committed to ensuring all trips are done by active and sustainable modes of travel.

10.34 The Council will seek to secure a contribution for Pedestrian, Cycling and Environmental improvements as a section 106 planning obligation if planning permission is granted. This would be used by the Council alongside contributions secured from other major developments and funding from other sources to introduce measures and transform the public highway in the general vicinity of the site. The contribution would most likely be focussed towards improving public transport, and cycling and walking routes in the local area, thereby helping to encourage pupils, staff and visitors to use public transport, walk and cycle to and from the site.
10.35 As discussed in the cycle parking section above, the development would not provide any short stay cycle parking spaces on site. The Council will implement short stay spaces on the public highway adjacent to the site. The cost of these cycle parking spaces are incorporated within the contribution. The contribution is currently being worked on by officers and will be forwarded once received.

Conclusion
10.36 In transport terms, the trip difference between the former police station use based on comparators and the school would be less.  The school travel plan relies on the school utilising sustainable modes of transport in accordance with its undertaking e.g., walking and buses.  Appropriate cycle and scooter parking is proposed to facilitate this.  The proposals rely on the continued commitment and monitoring through a travel plan, which is secured by section 106.  Given the above, the proposals are considered acceptable in transport terms.  
11.0 Accessibility
11.1 Camden Local Plan policy C6 seeks to promote fair access and remove barriers that prevent everyone from accessing facilities and opportunities.  This is especially important as the school would be open to the public and should provide an inclusive environment and the highest standard of accessibility for users. The accessible design officer has considered the proposals.   

11.2 The introduction of level access at the main entrance and to all playground levels is welcomed.  The ramp at the front will allow level access to the principal elevation, which is essential requirement.  Internal alterations, including lifts, would hugely improve the accessibility within the building.  Officers are satisfied that the school buildings would be accessible.  The office use would also be fully accessible.  

12.0 Air Quality

12.1 Camden Local Plan policy CC4 is relevant with regards to air quality.  An Air Quality Assessment (AQA) has been submitted as part of this application.
12.2 The previous application was refused on the grounds of failure to demonstrate that there would be no impact in terms of air quality.  
12.3 Parts of Camden have some of the poorest air quality levels in London and consequently the whole of the borough has been declared an Air Quality Management Area.  Policy DP30 requires air quality monitoring to be considered on larger developments.  
12.4 The Council requires major developments to be air quality neutral.  If air pollution levels are found to be over the annual mean then the applicant must provide an indication of the number of receptors, particularly sensitive receptors, for a school, which will be exposed to poor air quality as a result of the development, their location and justify any mitigation measures.  
12.5 The Air Quality exceeds the annual mean for nitrogen dioxide for the lower floors at the front of the building but suitable mitigation is proposed through mechanical ventilation with heat recovery with the air intake at the first floor, away from the busy roads. The development is Air Quality Neutral.  An Air Quality Officer has assessed the proposals and is satisfied that there would be sufficient air quality for students and that there would be no material air quality impact.  The student entrance to the school (off Downshire Hill) and the playground (at the back of the building) are away from the busy road and therefore in line with the emerging London Plan.  The school at its current location at Camley Street is achieving Bronze STARS (Sustainable Travel: Active Responsibility, Safe) at this temporary site and will target Gold STARS if relocated to the Former Hampstead Police Station. It should be noted that the current site is substantially further from its catchment than the proposed site.  Officers note that all parents will be asked to agree to Abacus’ walk to school policy.
12.6 Given the above, officers are satisfied that the proposals will provide adequate air quality for the school and will not impact on the surrounding area.  

13.0 Basement/excavation
13.1 No basement is proposed in this application.  There would be some removal of earth in the playground at the rear, however, the proposed area of earth to be removed is not below any buildings.  The area of earth to be removed is above the nearest buildings on Downshire Hill and therefore would not affect the structure of these properties.  The amount of earth to be removed is not considered significant – the greatest depth of earth to be removed is 73cm.  The earth removal is considered landscaping works that wold not require planning permission.  Given the above, a BIA is not required in this instance.  
13.2 The excavation required for the acoustic barrier would be very minor and would therefore not impact on any neighbouring structures.  
14.0 Energy and Sustainability
14.1 Pursuant to London Plan policies 5.2, 5.3, 5.6m, 5.7, 5.9, 5.10, 5.11, 5.12, 5.13, 5.14, 5.15 and 5.17 and Camden Local Plan policies CC1, CC2, CC3 and CC4 all developments in Camden are required to make the fullest contribution to the mitigation of and adaptation to climate change, to minimise carbon dioxide emissions and contribute to water conservation and sustainable urban drainage.

14.2 The proposals reuse an existing building.  The overall 68% carbon reduction, compared to the existing building, exceeds the minimum 35% reduction target. The revised Energy Strategy report includes Air Source Heat Pumps which should achieve an 11% reduction in carbon emissions from renewables.  The revised BREEAM pre assessment rating of ‘Very Good’ is acceptable for the refurbishment of a listed building.  

14.3 A section 106 obligation is attached to ensure that the energy and sustainability targets are met.  

15.0 Nature conservation and biodiversity
15.1 Camden local Plan policy A3 (Biodiversity) seeks to protect and enhance biodiversity.  Hampstead Neighbourhood Plan NE4 supports biodiversity.     

15.2 An Ecological Appraisal which included a full Habitat Survey, was submitted as part of the application, which was assessed by a Biodiversity Officer.  
15.3 No part of the site has any ecological designation.  No notable species or plants were found on the site.   

15.4 Only a small part of the building would be demolished; the single storey element. This is the area which has been surveyed and no bats were found to be roosting here.  The south-east corner of the building would not be redeveloped or altered and therefore there is no impact on bats.  
15.5 Objections have raised concerns about the impact on animals and plants from light spill from the school, particularly from the skylights proposed on the stable block.  The school would operate during the day and would not generate much light.  The amount of light generated by the school would be unlikely to be more than a domestic use or other civic use.  
15.6 As such, the impact on bats and biodiversity is considered acceptable subject to conditions on precautionary working and bird and bat boxes.
16.0 Trees
16.1 Camden local Plan policy A3 (Biodiversity) seeks to protect trees.  Hampstead Neighbourhood Plan policy NE2 (Trees) also seeks to protect trees.  A tree report was submitted with the application which was duly considered by a Council Tree Officer.  
16.2 The previous application was refused on the failure to demonstrate there would be no impact on trees.  The current proposals feature much less significant extensions.  
16.3 No trees would be removed under the proposals.  Seven trees and two groups of trees were assessed in the submitted report.  The report found that there would be no impact on trees as a result of the development.  Given there are no trees in close proximity to the buildings to be demolished or the new buildings to be built, officers agree that there would be no impact on trees.   

17.0 Fire safety
17.1 Emerging London Plan policy D3 (Inclusive design) requires proposals to set out how access and inclusion will be maintained and managed, including fire evacuation procedures.  Policy D11 (Fire safety) all development proposals must achieve the highest standards of fire safety.  Whilst fire safety is currently dealt with under Building Control legislation, the Planning process acts as a ‘gateway’ to consideration of the issue and we seek to ensure that appropriate consideration has been given.  
17.2 Objections have been received that the premises are safe in terms of fire risk.  Local residents commissioned their own report on fire safety.  Please see the objection section of this report for full details.  

17.3 The applicant team’s fire consultant has responded to the objections raised and state that the proposals will meet standard BB100, with sufficient stairways, refuges for wheelchair users and an escape strategy, amongst other provisions.
17.4 The fire safety issues have been discussed with Building Control officers who do not consider there any reason why the building is unsuitable for use as a school.  The proposed school would require a Building Regulations application and construction drawings demonstrating compliance with all relevant parts of the Building Regulations.  The Building Regulations application process requires a consultation with the  local fire service to ensure compliance can be achieved with both the Building Regulations and The Regulatory Reform (Fire Safety) Order 2015.

17.5 Given the above, the proposals are considered acceptable on safety issues in terms of planning.  
18.0 
Mayor of London’s Crossrail CIL 
18.1 The proposed school would not be liable for the Mayor’s CIL.

18.2 The proposed business use would be liable for the Mayor of London’s Community Infrastructure Levy (CIL) given the building has been vacant since 2013.  This would be collected by Camden after the scheme is implemented and could be subject to surcharges for failure to assume liability, submit a commencement notice and late payment, and subject to indexation in line with the construction costs index.   The site is located in the Outer London zone where £80 is charged per square metre.  For office use with a floorspace of 231sqm, the charge would be £18,480.  
19.0 Camden CIL 
19.1 The proposed school would not be liable for Camden’s CIL.

19.2 The proposed business use would be liable for the Camden Community Infrastructure Levy (CIL) given the building has been vacant since 2013.  This would be collected by Camden after the scheme is implemented and could be subject to surcharges for failure to assume liability, submit a commencement notice and late payment, and subject to indexation in line with the construction costs index.   The site is located within Zone C where £25 is charged per square metre.  For office use with a floorspace of 231sqm, the charge would be £5,775.  
20.0 CONCLUSION

20.1 The proposed school would be a one-form entry school with a maximum of 210 pupils.  The proposals have been much scaled down from the refused application which proposed 420 pupils and significant extensions.  

20.2 The principle of the change of use from a police station (Sui Generis) to a school (Class D1) and on the basis that it would bring a vacant public building back into beneficial community use accords with national, strategic and local planning policy and supported in land use terms.  The question of lack of defined need for a school or the cost of the school are not planning considerations.  Furthermore, the school is not new, but already fully operational and relocated closer to the catchment area.  
20.3 The proposals remove some historic fabric, which results in minor harm; however, it also allows for the retention of the areas and fabric of significance and indeed enhance the retained historic fabric in a positive and appropriate manner.  Maintaining the civic character of the building is considered positive in heritage terms.  The applications are supported in terms of the heritage benefit and for the potential future viable use of these interesting buildings for the public benefit. The extensions proposed have been significantly scaled back from the 2016 refusal of permission and are now considered to be subordinate to the main building and preserve the character and appearance of the conservation area.
20.4 Given that school numbers would be capped at half the level of the refused scheme, the proposals would generate much fewer vehicle trips.  Transport officers consider that the school would put in sufficient measures in place to discourage driving, which the Council can monitor via S106 green travel plan, and the proposals are therefore considered acceptable in general in transport terms.  

20.5 The proposals would be air quality neutral and air for the school would be taken from the rear with a barrier to particulates generated by vehicle traffic.  All external play would take place at the rear of the building.  Officers consider the proposals acceptable in air quality terms.
20.6 On the balance of all material planning considerations the proposals are considered acceptable and that the applicant has resolved the reasons for refusal of the previous application, with a much reduced scheme.  It is therefore recommended that planning permission and listed building consent be granted. 

21.0 RECOMMENDATIONS
Planning Permission is recommended subject to conditions and a Section 106 Legal Agreement covering the Heads of Terms listed below.   
Land use

· Community Use Plan for the school facilities

Energy and sustainability

· Sustainability and energy measures for the whole development in accordance with approved statements
Transport

· Car free development for the school and the B1 use.
· School Travel Plan and associated monitoring and measures contribution of £9,618
· Annual review of the School Travel Plan

· Establish School Travel Plan Review Group to include a local resident representative

· Appoint a local resident representative as a Community Governor
· Servicing Management Plan

· Construction Management Plan and associated implementation support contribution of £7,564.50

· Financial contribution for highways works and Traffic Management Order changes - £22,451.59.

· PCE contribution including for the provision of off-site cycle parking - £51,478.65.

22.0 LEGAL COMMENTS

8.1
Members are referred to the note from the Legal Division at the start of the Agenda.

23.0 Conditions – planning application
	1
	Three years from the date of this permission

This development must be begun not later than three years from the date of this permission.  

Reason: In order to comply with the provisions of Section 92 of the Town and Country Planning Act 1990 (as amended).



	2
	Approved drawings

The development hereby permitted shall be carried out in accordance with the following approved plans:

Existing drawings: E - 1732 - 000 A, E - 1732 - 100 C, E - 1732 - 101 C, E - 1732 - 102 C, E - 1732 - 103 C, E - 1732 - 104 C, E - 1732 - 105 C, E - 1732 - 106 B, E - 1732 - 107 B, E - 1732 - 108 B, E - 1732 - 109 B, E - 1732 - 110 B, E - 1732 - 111 B, E - 1732 – 112 D.

Proposed drawings: P - 1703 - 252 B, P - 1732 - 301 A, P - 1732 - 302 C, P - 1732 - 304 B, P - 1732 - 305 C, P - 1732 - 307 B, P-1732-9001B,, P - 1732  309 C, P - 1732 – 310 A, Arbtech AIA 01, Arbtech TPP 01, P - 1732 - 001 B, P - 1732 – 100 H, P - 1732 – 101 E, P - 1732 - 102 G, P - 1732 – 103 G, P - 1732 – 104 C, P - 1732 - 105, P - 1732 - 106, P - 1732 - 107, P - 1732 - 108, P - 1732 -200 C, P - 1732 – 201 D, P - 1732 – 202 D, P - 1732 – 203 C, P - 1732 – 204 F, P - 1732 – 250 B, P - 1732 – 251 F, D - 1732 - 100 E, D - 1732 - 101 E, D - 1732 - 102 E, D - 1732 - 103 D, D -1732 – 105A  100P4, 101P5, 102P4, 103P4, 104P4, 300P4, 301P4, 500P4, 501P4, 502P4, 700P4, 5004713-RDG-XX-00-PL-E-0101D, 5004713-RDG-XX-00-PL-E-0201E, 5004713-RDG-XX-00-PL-E-0601C, 5004713-RGF-XX-01-PL-E-0101D, 5004713-RGF-XX-01-PL-E-0201D, 5004713-RDG-XX-01-PL-E-0601C, 5004713-RDG-XX-02-PL-E-0601C, 5004713-RDG-XX-02-PL-E-0101D, 5004713-RDG-XX-02-PL-E-0201D, 5004713-RDG-XX-LG-PL-E-0601C, 500413-RDG-XX-LG-PL-E-0101F, 5004713-RDG-XX-LG-PL-E-0201E, 5004713-RDG-XX-LG-PL-E-0601C, 5004713-RDG-XX-RF-PL-E-0101C, 5004713-RDG-XX-RF-PL-ME-8301A, 5004713-RDG-XX-00-PL-M-4501C, 5004713-RDG-XX-01-PL-M-4501C, 5004713-RDG-XX-02-PL-M-4501C, 5004713-RDG-XX-LG-PL-M-4501C, 5004713-RDG-XX-00-PL-M-4401E, 5004713-RDG-XX-01-PL-M-4401C, 5004713-RDG-XX-02-PL-M-4401C, 5004713-RDG-XX-LG-PL-M-4401C, 5004713-RDG-XX-00-PL-M-4101E, 5004713-RDG-XX-01-PL-M-4101C, 5004713-RDG-XX-02-PL-M-4101C, 5004713-RDG-XX-LG-PL-M-4101C, 5004713-RDG-XX-01-PL-M-4301G, 5004713-RDG-XX-02-PL-M-4301F, 5004713-RDG-XX-LG-PL-M-4301F, 5004713-RDG-XX-XX-EL-M-4300B, 5004713-RDG-XX-00-PL-M-4301G, 5004713-RDG-XX-XX-SC-M-4001F, 5004713-RDG-XX-XX-XX-M-4301, 5004713-RDG-XX-ST-PL-E-0901A, 5004713-RDG-XX-XX-DT-M-4300A, 5004713-RDG-XX-XX-SM-E-0001B, 5004713-RDG-XX-ST_PL-E-0901.

Supporting documents: Design and Access Statement (SA) May 2019, Planning Statement (JLL) May 2019, Statement of Community Involvement (JLL) May 2019, Arboricultural Method Statement (Arbtech) 5 February 2019, Heritage Statement (JLL) March 2019, Stage 3 Structural Report (Blue Engineering) May 2019, Window Survey Report Rev. A (Stride Treglown) 15.04.19, Photo Schedule – lower ground floor, ground floor, first floor, second floor, annex, Transport Assessment (Paul Mew Associates) April 2019, Highways Technical Note (Paul Mew Associates) September 2019, Draft Green Travel Plan (Paul Mew Associates) May 2019, Servicing and Refuse Strategy/Management Plan (Paul Mew Associates) April 2019, Air Quality Assessment (Ridge and Partners) May 2019, Air Quality Monitoring Report V2 AQ106285-2 (Rec) June 2019, Planning Noise Assessment 19/0084/R1 Revision 1(Cole Jarman) 25 September 2019, Energy Strategy Report 2.7 (Ridge) 28 October 2019, BREAAM Pre-Assessment Feasibility Report (Ridge) 6 September 2019, Preliminary Ecological Appraisal Survey 1.3 (Arbtech) 18/04/2019, Draft Construction Management (Paul Mew Associates) May 2019, Community Use Lettings Policy (CfBT Schools Trust) September 2018, Daylight & Sunlight Amenity (Neighbouring) Study (Rapleys) October 2019, Building Services Statement (Ridge) 21st March 2019, Bat Emergence and Re-entry Surveys (Arbtech) 11/07/2019, Technical Note CL5602/dm/21rp (A Jensen Hughes Company) 10th September 2019, Jane Simpson Access 2nd September 2019.

BREEAM UK Refurbishment and Fit-out 2014 Pre-assessment (BRE) 06 September 2019.


	3
	Detailed drawings/samples 

Detailed drawings, and/or samples of materials as appropriate, in respect of the following, shall be submitted to and approved in writing by the Council before the relevant part of the work is begun:

a) Detailed drawings (at a scale of 1:20) of the extended front steps and the accessible gate, along with the ramp handrail and railings (new railings should match the existing railings) shall be submitted to and approved in writing by the Council before the relevant part of the work is begun.
b) A sample of the proposed acoustic timber screen, which should include a galvanised metal grid attached to allow climber plants.
Reason: To safeguard the appearance of the premises and the character of the immediate area in accordance with the requirements of Camden Local Plan policies D1 and D2 and Hampstead Neighbourhood Plan policies DH1 and DH2.


	4
	New windows

All new windows to the main elevations should follow the historic fenestration form with details and typical sections to match existing.  Detailed drawings of new external windows shall be submitted to and approved in writing by the Council before the relevant part of the work is begun.
Reason: To safeguard the appearance of the premises and the character of the immediate area in accordance with the requirements of Camden Local Plan policies D1 and D2 and Hampstead Neighbourhood Plan policies DH1 and DH2.


	5
	External fixtures

No lights, meter boxes, flues, vents or pipes, and no telecommunications equipment, alarm boxes, television aerials or satellite dishes shall be fixed or installed on the external face of the buildings, without the prior approval in writing of the Council.

Reason: To safeguard the appearance of the premises and the character of the immediate area in accordance with the requirements of Camden Local Plan policies D1 and D2 and Hampstead Neighbourhood Plan policies DH1 and DH2.


	6
	Noise

The design of the development shall be of such a standard that it will protect residents in adjoining buildings from noise from the development, so that they are not exposed to noise levels indoors of more than 35 dB LAeq 16 hrs daytime and of more than 30 dB LAeq 8 hrs in bedrooms at night.
Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies A1 and A4 of the London Borough of Camden Local Plan 2017.



	7
	Acoustic screen

The approved acoustic screen shall be erected, retained and maintained in its entirety, prior to the first operation of the school.

Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies A1 and A4 of the London Borough of Camden Local Plan 2017.



	8
	Mechanical ventilation/plant

The external noise level emitted from plant, machinery or equipment at the development hereby approved shall meet the minimum green noise criteria set in The Camden Local Plan, Table C at the nearest and/or most affected noise sensitive premises, with all machinery operating together at maximum capacity.

Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies A1 and A4 of the London Borough of Camden Local Plan 2017.



	9
	Hours of use – school

The school shall not operate except between 08:50 to 18:00 Monday to Friday.

Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies A1 and A4 of the London Borough of Camden Local Plan 2017.



	10
	Weekday use of playground

The playground shall not be used for more than 120 minutes per day during the week.
Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies A1 and A4 of the London Borough of Camden Local Plan 2017.



	11
	Weekend use of the playground
The playground (not including the external area under the canopy) shall not be used for more than four weekends per year.
Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies A1 and A4 of the London Borough of Camden Local Plan 2017.



	12
	Refuse and recycling 

Prior to first occupation of the school, the refuse and recycling storage areas as shown on the drawings hereby approved shall be provided and shall be permanently maintained and retained as such thereafter.

Reason: To safeguard the amenities of adjoining neighbours in accordance with the requirements of Camden Local Plan policy CC5. 



	13
	Non-road mobile machinery 

All non-Road mobile Machinery (any mobile machine, item of transportable industrial equipment, or vehicle – with or without bodywork) of net power between 37kW and 560kW used on the site for the entirety of the [demolition and/construction] phase of the development hereby approved shall be required to meet Stage IIIA of EU Directive 97/68/EC. The site shall be registered on the NRMM register for the [demolition and/construction] phase of the development.

Reason: To safeguard the amenities of the adjoining occupiers, the area generally and contribution of developments to the air quality of the borough in accordance with the requirements of Camden Local Plan policies A1 and CC4. 



	14
	Cycle parking 

Prior to first occupation, the following bicycle parking shall be provided: 

· 28 CPG Transport compliant long stay cycle spaces for the school 

· 4 CPG Transport compliant long stay cycle spaces for the B1 office use

All such facilities shall thereafter be permanently maintained and retained. 

Reason:  To ensure that the scheme makes adequate provision for cycle users in accordance with Camden Local Plan policies T1 and T2, the London Plan and CPG Transport and policies TT1 and TT2 of the Hampstead Neighbourhood Plan.


	15
	210 pupils

There shall be no more than 210 pupils attending the school (on the school roll) at any one time.  
Reason: To safeguard the amenities of the adjoining premises and the area generally in accordance with the requirements of policies A1 and A4 of the London Borough of Camden Local Plan 2017 and to reduce transport impact in line with policies T1, T2 and T3 of the Camden Local Plan and policies TT1 and TT2 of the Hampstead Neighbourhood Plan.


	16
	Method statement - bats

Prior to commencement of works a method statement for a precautionary working approach to demolition and construction should be submitted to the Local Authority and approved in writing. This shall include approaches to mitigate the impact on bats, including impact of lighting during works. All site operatives must be made aware of the presence of protected species during works. If any protected species or signs of protected species are found, works should stop immediately and an ecologist should be contacted. The applicant may need to apply for a protected species licence from Natural England, evidence of which should be submitted to the Local Authority. 

Reason: To ensure the development contributes towards the protection and creation of habitats and valuable areas for biodiversity in accordance with policy A3 of the London Borough of Camden Local Plan 2017. 



	17
	Bird and bat boxes

Prior to commencement on the relevant part of the development,  a plan showing details of bird and bat box locations and types and indication of species to be accommodated shall be submitted to and approved in writing by the local planning authority. The boxes shall be installed in accordance with the approved plans prior to the occupation of the development and thereafter retained. 

Reason: In order to secure appropriate features to conserve and enhance wildlife habitats and biodiversity measures within the development, in accordance with the requirements of policy A3 of the London Borough of Camden 2017.




24.0 Conditions – listed building consent
	1
	Three years from the date of this permission

This development must be begun not later than three years from the date of this permission.  

Reason: In order to comply with the provisions of Section 92 of the Town and Country Planning Act 1990 (as amended).



	2
	Approved drawings

The development hereby permitted shall be carried out in accordance with the following approved plans:

Existing drawings: E - 1732 - 000 A, E - 1732 - 100 E, E - 1732 - 101 C, E - 1732 - 101 B, E - 1732 - 102 C, E - 1732 - 103 C, E - 1732 - 104 C, E - 1732 - 105 C, E - 1732 - 106 B, E - 1732 - 107 B, E - 1732 - 108 B, E - 1732 - 109 B, E - 1732 - 110 B, E - 1732 - 111 B, E - 1732 – 112 D.

Proposed drawings: P - 1703 - 252 B, P - 1732 - 301 A, P - 1732 - 302 C, P - 1732 - 304 B, P - 1732 - 305 C, P - 1732 - 307 B, P - 1732 - 308 A, P - 1732 - 309 C, P - 1732 – 310 A, Arbtech AIA 01, Arbtech TPP 01, DT M 4300 A, EL M 4300 B, EL M 4301, SC M 4001 F, SM E 0001 B, P - 1732 - 001 B, P - 1732 – 100 H, P - 1732 – 101 E, P - 1732 - 102 G, P - 1732 – 103 G, P - 1732 – 104 C, P - 1732 - 105, P - 1732 - 106, P - 1732 - 107, P - 1732 - 108, P - 1732 -200 C, P - 1732 – 201 D, P - 1732 – 202 D, P - 1732 – 203 C, P - 1732 – 204 F, P - 1732 – 250 B, P - 1732 – 251 D, PL E 0101 F, PL E 0201 E, PL E 0601 D, PL M 4101 E, PL M 4301 F, PL M 4401 E, PL M 4501 C, PL ME 8301 A, PL E 0901 A, D - 1732 - 100 C, D - 1732 - 101 C, D - 1732 - 102 C, D - 1732 - 103 C, L 8696/1 2D, L 8696/2.

Supporting documents: Design and Access Statement (SA) May 2019, Planning Statement (JLL) May 2019, Statement of Community Involvement (JLL) May 2019, Arboricultural Method Statement (Arbtech) 5 February 2019, Heritage Statement (JLL) March 2019, Stage 3 Structural Report (Blue Engineering) May 2019, Window Survey Report Rev. A (Stride Treglown) 15.04.19, Photo Schedule – lower ground floor, ground floor, first floor, second floor, annex, Transport Assessment (Paul Mew Associates) April 2019, Draft Green Travel Plan (Paul Mew Associates) May 2019, Servicing and Refuse Strategy/Management Plan (Paul Mew Associates) May 2019, Air Quality Assessment (Ridge and Partners) May 2019, Air Quality Monitoring Report V2 AQ106285-2 (Rec) June 2019, Planning Noise Assessment 19/0084/R1 (Cole Jarman) 11 April 2019, Energy Strategy Report (Ridge) 17th April 2019, BREAAM Pre-Assessment Feasibility Report (Ridge) April 2019, Preliminary Ecological Appraisal Survey 1.3 (Arbtech) 18/04/2019, Draft Construction Management (Paul Mew Associates) May 2019, Community Use Lettings Policy (CfBT Schools Trust) September 2019, Daylight & Sunlight Amenity (Neighbouring) Study (Rapleys) April 2019, Building Services Statement (Ridge) 21st March 2019, Bat Emergence and Re-entry Surveys (Arbtech) 11/07/2019.

Reason: For the avoidance of doubt and in the interest of proper planning. 



	3
	Detailed drawings/samples
Detailed drawings (at a scale of 1:20) of the extended front steps and the accessible gate, along with the ramp hand rail and railings (new railings should match the existing railings) shall be submitted to and approved in writing by the Council before the relevant part of the work is begun.

Reason: To safeguard the appearance of the premises and the character of the immediate area in accordance with the requirements of Camden Local Plan policies D1 and D2 and Hampstead Neighbourhood Plan policies DH1 and DH2.


	4
	Salvaging and retention
All removed items shall be salvaged with a view to incorporating them into the scheme.  This shall include:

· The glazed dado tiles 
· Magistrates’ Court fittings and furniture

· Two cell doors.
· Any doors of architectural interest, along with any associated architraves and door furniture, which are to be removed during the course of this scheme, this should include but is not limited to, doors within the Magistrates Court and public waiting area on the first floor.
Reason: To safeguard the appearance of the premises and the character of the immediate area in accordance with the requirements of Camden Local Plan policies D1 and D2 and Hampstead Neighbourhood Plan policies DH1 and DH2.


	5
	Making good

All repair and making good to the brick elevations shall be in matching brick, bond and mortar joint detail.

Reason: To safeguard the appearance of the premises and the character of the immediate area in accordance with the requirements of Camden Local Plan policies D1 and D2 and Hampstead Neighbourhood Plan policies DH1 and DH2.




25.0 Informatives – planning application
	1
	Waste Comments 

Following initial investigations, Thames Water has raised concerns over the ability of the existing combined water infrastructure to accommodate the needs of this development proposal. You are advised to discuss issues of water infrastructure with Thames Water Development Planning Department (telephone 0203 577 9998).



	2
	Water Comments 

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. 

 

	3
	Supplementary Comments – Thames Water

We expect surface water to be attenuated to Greenfield run-off rates following London Policy 5.13 and achieve 5l/s/ha.

We require the drainage strategy to specify the point(s) of connection and peak discharge rates into the public sewer system for foul and surface water.

We require demonstration of how the surface water disposal hierarchy has been implemented for the site and why connection to the combined sewer is the preferred option.


