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Executive Summary

The existing school is in poor physical condition. The primary purpose of any
redevelopment will be to raise educational achievement by the provision of
exemplary, purpose-built, adaptable and sustainable accommodation for Pimlico
School and the local community.

The sunken site and current building layout offers an open aspect to the
neighbourhood that acts as an extension to St George’s Square by allowing
views across the site into adjacent conservation areas.  This amenity should be
retained.

The development will be required to retain at least an equivalent amount of open
space to that existing.  Its usability, contribution to the security of the school, and
contribution to the local townscape will be a key indicator of a successful
development. Trees both on the site and on surrounding streets should be
retained where possible.

A new school will be expected to be of high quality design, achieving the highest
possible sustainability rating (BREEAM Excellent).

Although current levels of parking provision should be maintained (preferably
underground), access should be improved for other modes including increasing
the amount of secure cycle parking, and ensuring the site and buildings are
accessible to all.

The brief raises the possibility that further community use(s) could be
accommodated on site.

Whilst it would be highly desirable in planning and environmental terms for the
school to be decanted from the site during demolition and building works, it has to
be acknowledged that a phased development might be unavoidable.
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1.  Introduction

1.1 Pimlico School is an 11-18 mixed comprehensive school with 1,348 students on
roll, 190 of these in the sixth form. The school has a diverse intake, with three-
quarters of pupils from minority ethnic groups and around 40% of pupils speak
English as an additional language. The current school was built to meet the
needs and ambitions of a 1960’s comprehensive school.  Changes in education,
pupil and staff needs have led to the building being no longer fit for purpose or
capable of economically viable repair or effective adaption.

1.2 Built between 1966 and 1970, a compact treatment was applied to accommodate
a school designed to educate 1,725 pupils on a site only half of the area
recommended by that government.  Most classrooms are inflexible and below
current space guidelines that restrict group sizes and have implications for the
school’s organisation.  They are served by broad central concourse, conceived
as an internal street, which is misused and unusable for much of the day.  It is
these inflexible spaces and the “greenhouse” effect of the extensive glazing that
lead to the Council’s earlier decision that the future requirements of the school
could only be met through redevelopment.

1.3 Educational standards at Pimlico School are rising after a fall.1 The school has
been awarded Specialist Arts College status for Visual and Performing Arts from
September 2005.  In order that the school can continue to raise educational
outcomes and meet its objectives as a specialist school it must have a building
that supports rather than frustrates this aim.

1.4 In 1999 planning permission was granted to provide a 1,450-place secondary
school for Westminster City Council, and a seven storey residential building to be
located on part of the school site that would be released for redevelopment as
private housing.  The scheme was to be funded under Private Finance Initiative
(PFI) arrangements. Public support for the scheme’s educational purpose was
insignificant in comparison to the very large number of objections received to the
PFI proposals.

1.5 In November 2000 the school’s governing body decided not to support the PFI
scheme.  The chance to bid for major funding arose in 2003 under the DfES
Building Schools for the Future (BSF) programme, an ambitious, education-led
programme that aims to provide 21st Century facilities for every secondary
school pupil in England through a programme of renewal and rebuilding over the
next 10-15 years.  It was confirmed by DfES in November 2004 that Westminster
was included in wave 3 BSF for funding from 2007-8.

1.6 The worsening condition of the school’s buildings, which in Autumn 2004 resulted
in a short-term closure of the school, means that the replacement of Pimlico
School is the City Council’s, as Local Education Authority (LEA), top priority
within BSF.  The LEA’s vision for Pimlico within its BSF proposals is for a new,
exemplary, purpose built, sustainable school to serve the local community.  The
specific school options, such as a desire for performance and gallery facilities,
will be evaluated through technical feasibility work.

                                               
1

Ofsted inspection report, March 2003
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1.7 Although the primary aim of any redevelopment must be the provision of an
exemplary school, the site offers the opportunity to also provide additional
(preferably functionally associated, but physically discrete) community facilities
that put the site at the heart of the community.  These services might include a
public library, adult education facility, youth and one-stop services, or community
sports facilities.

1.8 In 1998 the Secretary of State declined to list the building and granted a
certificate of immunity from listing that expires in November 2008.  This decision
was subject to an unsuccessful legal challenge in early 2004, and there are
currently no legal impediments to the demolition of the school building.

1.9 The LEA is developing a programme for the early redevelopment of the school
site as part of its BSF proposals.  These proposals have evaluated and agreed
the reduction in size from its current admissions as an eight form entry school of
240 pupils per year group to seven form entry with 210 pupils per year group.

1.10 The redevelopment proposals will need to be carefully phased to allow teaching
to continue on site during any periods of demolition and construction, should a
decant site not be available.

Purpose of this brief
1.11 The purpose of this planning brief is to reduce planning risk by encouraging an

exemplary scheme to be designed that will not only meet the City Council’s and
the School’s secondary educational requirements, but also integrate well with the
local community.

1.12 The brief describes the site and its surroundings (photographs are shown as
appendix 2), sets out the Council’s policies and standards and other factors
relevant to development of the site, and provides guidance to potential
developers on appropriate uses, and the form of development that will be
acceptable.

1.13 It is not a procurement-led brief, as the procurement will be subject to the specific
requirements of the BSF programme.  Whilst it touches on space requirements it
does not prescribe internal space standards and other operational requirements,
which will also be determined through the BSF process.  It deals primarily with
how any new school will affect its neighbours in terms of amenity and design,
how it will be a major focus of the community of both children and adults, and
how it will be an exemplar in meeting the Council’s and BSF’s requirements in
respect of sustainable buildings.

1.14 The brief will specifically:
- assist in engaging with the school and neighbouring residential

communities
- support the BSF wave 3 programme
- ensure any planning application is developed in light of the Council’s

planning policies and the consultation responses to this document

1.15 It has been prepared within the context of the previous planning permission and
emerging UDP policies, and will be a key document in the assessment of any
planning application received.  All planning applications will be subject to
separate public consultation.
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2.  The site and surrounding area

2.1 The rectangular, island site is approximately 1.82 hectares.  Although below the
normal recommended site size, it is above the DfES minimum for secondary
school sites in confined urban areas and above the average for Westminster.  It
is generally 3m (approximately one storey) below the level of the surrounding
streets – Lupus Street to the north, Chichester Street to the south, St George’s
Square to the east, and Claverton Street to the west.  A location plan is shown as
appendix 1.

2.2 The site was formerly occupied by mid 19th Century houses similar to those
surviving in St George’s Square, Lupus Street and Claverton Street.  The houses
were served by Worcester, Cornwall and Colchester Streets, which ran parallel to
Claverton Street and St George’s Square but were entirely removed by the
development of the current school.

2.3 The demolition of the houses and their replacement by a school - a totally alien
building form in the context of Cubitt’s original residential development - inevitably
had a dramatic impact on the established Pimlico street pattern.  Although
contrasting with the established townscape, the school building nevertheless
succeeds in contributing to the townscape of the area, principally by opening up
vistas and introducing trees.

2.4 The main 3- and 4-storey school building is approximately 150m long, aligned
along the middle axis of the site, with play areas, car parks, temporary school
buildings and caretaker accommodation contained within areas to the north and
south.  Most of these areas are hard surfaced, but some are green, and there are
several mature London Plane and Sycamore trees, and young Maple trees.

2.5 The level of the building and the two open spaces and trees complement and act
as visual extensions of adjoining public open space to the east in St George’s
Square.  Both the large, mid-19th Century houses and the Victorian Gothic St.
Saviour’s Church fronting the square, the spire of which forms a distinctive local
landmark, are all grade ll listed.

2.6 Although not within one itself, the site is flanked on all four sides by two
designated conservation areas.  Pimlico Conservation Area to the north, east and
west (characterised by early 19th Century classical four and five storey stuccoed
terraced houses on a grid pattern of streets), and Dolphin Square Conservation
Area to the south (a neo-Georgian 1930’s brown brick ten and seven storey
residential complex, with a hotel and service uses).  Churchill Gardens
Conservation Area (a post War, 36 block, with some grade II listed, residential
development) is also in close proximity to the west.

2.7 The City Council is currently undertaking a programme of review and appraisal of
its 53 conservation areas, leading to the production of a ‘conservation area audit’
for each.  Audits provide a description of the special architectural and historic
character of conservation areas, as well as identifying opportunities for
enhancements and extensions to existing conservation areas, and possible new
conservation areas.

2.8 The City Council is currently drafting Conservation Area Audits for all of its
conservation areas.
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Pimlico
2.9 The main body of Cubitt Terraces in Pimlico was designated as the Pimlico

Conservation Area in 1968. It was extended in 1973 and 1990 to include
Claverton Street, Ranelagh Road and part of the river frontage, and again in
2006 to include four sites in the north-east and south west of the Conservation
Area.

St. George’s Square’s eastern frontage

Churchill Gardens
2.10 The Churchill Gardens Conservation Area was designated in 1990.  A

conservation area audit has been prepared for Churchill Gardens and was
adopted as SPG in April 2005.

Looking west down Churchill Gardens Road
Dolphin Square

2.11 The Dolphin Square Conservation Area was designated in 1990.  A Conservation
Area Directory, containing the designation report, historical background and other
factual information had been produced for the area, and is available from the City
Council. The Dolphin Square Conservation Area Audit has yet to be
programmed.
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The Dolphin Square entrance, opposite the school

2.12 Conservation areas and listed buildings are shown in appendix 1.
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3. The existing Pimlico School

3.1 The design of Pimlico School was based on a typical post-war school curriculum.
This comprised eight houserooms that relied on separate house dining and
assemblies.  However Pimlico, like most secondary schools, is now run on a
system based on year groups, which allows tutorial groups to stay together as
timetabled classes.

3.2 Inflexible, small classrooms and multiple access points and level changes have,
along with the building’s deteriorating fabric, contributed to problems in managing
the school premises, and high running and maintenance costs.  The internal
layout has several other flaws including a lack of a cafeteria, lack of space for
performing arts (particularly music and drama), narrow corridors converging on
stairs, and difficulty complying with disabled access requirements.

3.3 The lack of dining space results in alternative lunch time arrangements where
several areas are used as serveries.  Pupils above year 9 are allowed to leave
the site at lunchtime, which has led to some problems of order, and feelings of
insecurity in the local community.

3.4 The glass and concrete design causes great difficulties in regulating the
temperature of the building.  A system of louvres around the southern side,
added after completion of the building, does assist in temperature regulation, but
when they are angled to reflect the sunlight the classrooms become dark enough
to require supplementary electric light.  This is particularly regrettable in the well-
proportioned art studio, designed to be flooded with natural light.

Louvres to the southern façade

3.5 It has proved difficult to provide an appropriate level of security, given the site’s
level and subsequent low height of the perimeter wall.  A second fence has been
erected in recent years which has resolved some of the unwanted intrusion
problems. Pedestrian access is now principally from Lupus Street to a first floor
level reception.  Access points to the east and west are also used at certain
times, but are closed at other times for security reasons. Making the site
comprehensively secure, preferably with a single access point, will be a key
challenge.
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3.6 The building is not listed and any application for the school to be added to the list
could not be considered until at least November 2008 when the current immunity
from listing expires.  Although the building is well liked by certain individuals, it is
not within a conservation area and no planning controls therefore exist in respect
of its demolition.  Whilst no longer extant, the 18 February 1999 planning process
properly debated the merits of the building and ultimately found in favour of
redevelopment.  This was reinforced by the judgement in the 2004 application for
judicial review.  The case for its redevelopment now rests on education grounds
alone.

3.7 Pimlico is the only community (non-faith) school in the south of Westminster, and
future demographic trends indicate that the City Council must retain a school of
this type in the south Westminster locality.

3.8 The BSF programme offers the opportunity to transform secondary education
with innovative learning environments that will inspire students to achieve more.
The stated aims of the programme are that high quality, modern school buildings,
with integrated ICT systems, will help raise standards and play a part in the
programme of educational reform.  This means providing attractive, imaginative
and stimulating environments, that are also safe and secure places for children to
learn. Schools should be inclusive, so that no child is left out and can achieve
their full potential, and be open to wider use, binding schools into their local
communities. Overall they should make a major contribution to improving
educational outcomes.2

3.9 Lessons will be learned from the flaws in the design of the existing school.
Although it may be tempting to create a new school building designed precisely
for contemporary teaching techniques, it is not possible to anticipate changes in
educational methods and curricula over the forthcoming life of the building.  A
new school building should not be seen as a complete, finished environment, but
rather as a flexible, adaptable structure in which the living school may easily and
effectively develop its own environment and values.

                                               
2
 “Schools for the Future – exemplar designs concepts and ideas”  (DfES, February 2004)
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4.  Policy Framework

4.1 Our Unitary Development Plan (UDP) sets out Westminster City Council’s town
planning policies for developing land and infrastructure over a 10-15 year time
frame. It was adopted on 16 July 1997. To use the UDP it needs to be read in
conjunction with the Replacement Unitary Development Plan (RUDP), as agreed
by Full Council 13th December 2004.

4.2 The Council’s RUDP has been the subject of a Direction under section 17(1) of
the Town and Country Planning Act 1990, issued by the First Secretary of State
on 9 December 2004. The Direction relates only to policies for affordable
housing, but it prevents the adoption of the whole plan. The weight to be afforded
to all parts of the draft plan other than affordable housing is unaffected by this
Direction.

4.3 The RUDP is a material consideration of significant weight, as it has reached the
very final stage of preparation prior to its adoption.  Whilst the 1997 UDP is
currently the adopted statutory plan, given the likely timescale for applications
coming forward on the site, this brief concentrates on applying the policies
contained within the RUDP to the site.

4.4 The most relevant policies for Pimlico School are set out below, but should be
referred to in full:

UDP Part 1 – Strategic Planning Aims & Policies
4.5 STRA19 – The protection and encouragement of appropriate and accessible

community services
STRA21, 22 & 23 – Improving environmental quality by encouraging walking and
cycling, improving safety, and reducing traffic congestion and the environmental
effects of transport
STRA26 – Improving access to facilities, with particular regard to the needs of
people with disabilities
STRA27 – Promoting the highest standards of sustainable urban design and
inventive architecture
STRA28 & 29 – Enhancing the built and landscaped environment
STRA30 – Views and high buildings
STRA32 & 33 – Seeking sustainable development

UDP Part 2 – Detailed Development Control Policies
Transport

4.6 TRANS2, 3, 9 & 15 – Reducing road accidents, making walking a safer, quicker
and more direct form of travel, and making cycling a safer and more attractive
alternative to the use of the private car
TRANS14 – Assessing the overall traffic implications of the development by
requiring a Transport Assessment (see also Appendix 4.1)
TRANS20 – Ensuring the servicing needs of the development are adequately
accommodated on-site
TRANS10 & 22 – Ensuring adequate cycle and car parking on-site

The provision of local social and community facilities
4.7 SOC1 – Protecting community facilities as near as possible to the communities

they serve
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SOC3 – Encouraging education facilities to be designed so they can be used for
other community facilities outside school hours
SOC6 – The site is within the Priority Area for green open space for play, to
provide new play space and facilities for children

Environment
4.8 ENV1 – Encouraging the application of sustainable design and build principles,

beginning with the completion of and Environmental Performance Statement
(EPS), as explained in annex 9.1 of the UDP
ENV4 – Encouraging greening and planting on flat surfaces and roofs
ENV5&6 – To reduce air, noise and light pollution through careful design and
construction, and minimising traffic
ENV11&12 – To reduce, re-use and recycle waste, and to enable the storage,
collection and transfer of waste by the best practicable environmental option
ENV13 – Protecting amenities, daylight and sunlight and environmental quality
ENV15 – Pimlico is identified as needing public open spaces, and the policy
protects public or private open space of amenity or recreational value
ENV16&17 – Protecting trees that make a significant contribution to the ecology,
character or appearance of the area, and the provision of features for wildlife and
to promote biodiversity

Urban design and Conservation
4.9 DES1 – Promoting sustainable, careful urban design and high quality materials,

that protects amenities such as the opportunity for crime, and requires a written
statement explaining the architectural concepts and details
DES2 – Ensuring the highest quality of extensive new development
DES3 – To protect and enhance Westminster’s townscape, historic character and
skyline from inappropriate and unexceptional high buildings
DES7 – Ensuring the highest standards of design in townscape details such as
public artworks, street furniture, boundary walls/railings, off-street parking areas,
and paving
DES9 – Seeking to enhance the setting of conservation areas through sensitive
design appropriate to their character and appearance
DES10 – Ensuring the protection and enhancement of the setting of conservation
areas and listed buildings through sensitive design
DES12 – Regulating development on, under, or adjacent to open spaces, parks,
gardens, and squares
DES15 – The protection and enhancement of local views, including those of
listed buildings, and parks, squares and gardens

4.10 In addition to its formal policies, the City Council has Supplementary Planning
Guidance on several relevant subjects, available along with the UDP at
www.westminster.gov.uk:

Supplementary Planning Guidance
Access for all
Design Matters in Westminster
Pimlico Design Guidelines
Planning Obligations
Security cameras and other security equipment
Sustainable Buildings
Trees and other planting on development sites
Code of Construction Practice
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4.11 Finally, studies relating specifically to the site will be required, and are discussed
in more detail in this brief:

4.12 The following studies will be required in order to inform the design and
subsequent planning decision:
� Transport Impact Assessment
� Environmental Performance Statement
� Energy Statement
� Health Impact Assessment
� Flood Risk Assessment
� Access Statement
� Disability Equality Impact Assessment
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5.  Development Objectives

5.1 This section sets out the City Council’s requirements and desires for the site, and
the context for the redevelopment of the site to provide a new secondary school.

The proposed secondary school
5.2 Existing community uses will be protected (SOC1).  The City Council considers

that in order to sustain viable flourishing local communities it is essential to make
adequate provision for the varied social and community facilities required by
residents, workers and visitors.  It is the Council’s policy to seek to sustain an
appropriate and accessible range of facilities including schools, adult education,
recreation and leisure facilities.  They should address, in particular, the needs of
local residents.

5.3 Pimlico School is an important educational facility, and it is appropriate in
planning policy terms to develop the site to provide a modern, adaptable school
building to meet current, foreseen and potentially unforeseen educational
requirements.

5.4 Building Bulletin 98 (Department for Education and Skills) sets out realistic non-
statutory guidance for secondary school buildings and grounds.  The simple
formula that it suggests for calculating the necessary gross building area
indicates that a minimum of 11,700m2 will be necessary for a school of the
current size.

5.5 The existing 8 Form Entry plus 6th form school has a measured gross internal
area of approximately 13,500m2 with just under 7,000m2 dedicated as teaching
areas.  It also makes use of space at Churchill Gardens Primary School for its
Special Music Course.  There is now to be a reduction in pupil numbers (to 7
Form entry with 210 per year group, plus 6th Form – around 1250 pupils), but
there is also an aspiration to provide new facilities to complement Pimlico’s
Specialist School status such as an auditorium and the incorporation of the
Churchill Gardens’ space on site. The primary aim of a development should
therefore be the provision of an exemplary, sustainable replacement secondary
school of a similar size to existing.

5.6 The school should include sports, leisure and recreation facilities that are capable
of use by the local community. Although the current school has a swimming pool,
given swimming is not part of the core curriculum its retention may not be justified
on education grounds alone.  It is likely therefore that funding outside BSF will
need to be secured in order for the pool to be reprovided.  Nevertheless the local
public Queen Mother leisure centre swimming pool is operating at capacity, and
is unable to meet all local needs, such as being able to offer specific times for
Muslim women to swim.  Muslim women regularly use Pimlico School pool, and
there is demand from other sections of the local community.  A swimming pool
giving access to the public but that designs out excessive staffing would therefore
be the preferred option in planning terms.

5.7 Pimlico has been designated as a Specialist Arts College status for Visual and
Performing Arts as from September 2005.  The school currently uses an annexe
at Churchill Gardens School for tuition as part of its specialist musicians scheme,
which will cease when the new school is built.  It would be expected therefore
that the redeveloped school will include provision for the Specialist Music
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Scheme and enhanced and enhanced facilities for art, drama and music including
performance space that can be used by the school and the community.

Open Space
5.8 The school site, although below the normal site size, is above the DfES minimum

for secondary school sites in confined urban areas.  It is fortunate in having
recreational and leisure facilities as well as open spaces such as playgrounds
and areas of grass and trees of significant amenity value.

5.9 The area of Pimlico in which the school site is located lacks open space and play
areas, and lies within a priority area for green open space for play (UDP Map
6.2), and therefore the loss of open space would be generally unacceptable.  It
may be that with a higher density development and good design, additional open
space might be created, and that existing space might be better designed for the
way the school and the community wish to use it.

Play and green space to the south of the school

5.10 A city-wide Open Space Study has recently been completed in order to support a
forthcoming Open Space Strategy, which should be adopted in July 2006 and
should be referred to by the design team.

5.11 In accordance with policies SOC1, SOC6 and ENV13(b), any planning
application for the site should include details of existing recreation and leisure
facilities, who uses them and when, and a survey of demand by the school and
the local community for existing and currently non-existing facilities.  Details of
how these facilities will be replaced and provided should be submitted.

5.12 It may be possible to create additional open space at roof level, subject to
residential amenity and design issues.

Other Uses
5.13 As stated earlier, the first priority for redevelopment of the site is the creation of a

new and exemplary secondary school.  In doing so it will be important to consider
any new uses fully in the context of the school, and the synergies they may or may
not have with the school’s role.
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5.14 The site is currently entirely in educational use, and in accordance with SOC1 the
school will be protected. SOC1 would also support the provision of further
community facilities, subject to their impact on the amenity of the surrounding
area, including traffic generation, and the operation of the school including
security, and loss of open space.

5.15 The site lies outside the Central Activities Zone, and in accordance with the
provisions of policy COM1 is unsuitable for offices. Commercial restaurants or
entertainment uses will not be appropriate.

5.16 Given the priority to retain and enhance community facilities, community use is a
priority on this site over housing.

5.17 The following list shows community uses identified as required in Pimlico, but
should not be considered exhaustive and all will be subject to funding.  Other
potential uses are available from the South Westminster Renewal Programme.
Any additional uses on site should be designed with the wider community in
mind, to provide space capable of use as meeting and office space.

Public Library
5.18 The City Council considers that the redevelopment of the Pimlico School site

offers an opportunity to explore the options for providing an exemplary new
library at the heart of the local community, to replace the existing Pimlico Library
at Tachbrook Street (see appendix 1).  The public library would not replace the
school library but work together with it, enabling each to focus on the needs of
their own target user groups.  Any proposal will need to fully address security and
access issues.

5.19 Pimlico Library contains 25,871 items of adult stock with 95,300 issues per
annum, and 10,650 items of children’s stock with 34,405 issues p.a.  It is
considered that the current library does not serve the community as it should, and
that a new, purpose built facility may well attract more users.  In order to
accommodate them, increased stock, PC’s, study desks etc. the optimum total
floorspace would be around 800m2.

5.20 A library would benefit from a Lupus Street frontage in order to attract passing
trade and new users.  For surveillance and staffing reasons it would ideally be
provided on a single level, but in order to ensure the proper planning of the site -
in particular to ensure the outdoor space is maximised - this may not be possible.
If it is not, a single space will be required incorporating 10-12 study spaces.

5.21 It may well be appropriate for other community uses, such as an adult education,
or a One-Stop facility to be located within the same building as the library.  It
would then be prudent for space to be allocated for shared facilities within the
building such as meeting rooms (in the case of the library, for reading groups,
Sure Start events etc.), wheelchair accessible lavatories, a café, and staff
facilities such as a kitchen and dedicated workspace (34m2 at present for the
library alone).

Adult education
5.22 Westminster Council has produced an Adult Education accommodation strategy

that reveals a need for ‘major satellite’ accommodation.  The Pimlico school site
would be a suitable location to provide a purpose-built facility at the heart of the
community it would serve.
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5.23 The Adult Education Service (WAES) is currently providing a number of classes
each weekday evening at Pimlico School.  A satellite centre for WAES as part of
the new school development could provide the opportunity to have a fully staffed,
purpose built facility to develop an integrated day and evening provision, with
support facilities, which would enhance the work of the school in meeting the
wider local needs and improve pupil achievement through wider family learning
and the extended school initiative.

5.24 The total floorspace required would need to be approximately 500m2 net.  The
accommodation should be flexible, allowing larger rooms or spaces to be created
if necessary.  The basic requirement would be for 8 classrooms, a reception, a
crèche, and potentially shared Learning Resource Centre, canteen and
administrative spaces.  The opportunity for shared learning spaces within the
school premises during evenings to provide additional classes for the local
community should be explored.

Youth One-Stop shop
5.25 The demand for a youth one-stop service in Pimlico is much greater than the

current facility on the Lillington Estate can satisfy.  The service supports young
people with a range of needs including help to access education, work and
training, teenage pregnancy, drugs, relationship issues including family conflict,
mental health support, and sexual health.

5.26 The provision of a new, purpose-built facility would greatly assist in the provision
of services to young people in Pimlico. However, it would need to be carefully
designed to avoid conflict between school students and one-stop clients.  The
facility would require a main room, 2 interview/medical examination rooms, an
office and a store.  It would also need the use of a toilet and kitchenette.  The
total net floorspace requirement would be approximately 130m2.
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6.  Urban Design and Conservation

6.1 This chapter sets out the context in which the school sits, and guidance on the
preferred approach to redevelopment.

6.2 The site lies within Pimlico, an area developed by Thomas Cubitt (of whom there
is a statue at the junction of Denbigh Street and St. George’s Drive, across from
Pimlico School) in the mid-19th Century along the same lines as Belgravia but on
a less grand scale.

Looking east along Lupus Street

6.3 A large part of the original Thomas Cubitt residential development remains and is
incorporated into the Pimlico Conservation Area.  Its townscape character is
derived mainly from 3-4 storey stucco-fronted terraced houses of typical 19th

Century neo-classical style.  Parts of the original Cubitt area, particularly on the
fringes, were redeveloped in the 20th Century.  These include the Dolphin Square
and Churchill Gardens Conservation Areas that also abut this site, dating from
the 1930’s-60’s.

6.4 The essentially low and linear main school building form leaves open spaces to
the north and south as visual extensions to St. George’s Square.  These spaces
now contain several groups of mature trees, the pair of Planes adjacent to
Chichester Street being of special merit.  There are views across the site of the
fine trees in St. George’s Square that were obscured from public and private view
by the housing originally on the site.  The northern space also opened up a view
of St. George’s Church from Claverton Street.

Opportunities and constraints
6.5 Redevelopment offers an opportunity to reinstate a frontage on Lupus Street, and

potentially on to St. George’s Square.  However, the City Council is mindful of the
open aspect currently enjoyed by residents facing the site, and also that public
and private views opening out of the Pimlico and Dolphin Square Conservation
Areas towards St. George’s Square and the church of St. Saviour have become a
familiar and cherished part of the local scene.  It is considered, therefore, that any
successful redevelopment proposal will resolve these two conflicting townscape
and amenity considerations.
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6.6 It is important that any re-development proposal responds sensitively to the
domestic scale and character of Cubitt’s Pimlico rather than the larger buildings
and higher densities of the neighbouring Churchill Gardens Estate and Dolphin
Square.

6.7 Any development proposals will need to respect the setting of adjacent listed
buildings (shown in appendix 1), and should enhance the settings of the adjacent
conservation areas.

6.8 There is not scope for a high building on this site. Proposed sheer heights should
be disciplined by the parapets of the existing Cubitt houses with any development
above these heights recessed behind parapets and of a height, scale, form and
material that is not obtrusive in views or on the skyline.  However, whilst scholarly
replicas of Cubitt’s terraces offer one way in which the site, and in particular the
St. George’s Square frontage, might be redeveloped, it is suggested that modern
architecture of the highest quality that responds to the historic townscape context
by the use of appropriate scale, spaces between buildings, proportion, elevational
rhythm and materials can also offer an appropriate way forward.

6.9 Planning permission was granted in 1999 for a four-storey teaching block set at
the back edge of the pavement fronting Lupus Street with the remaining school
accommodation to the rear and with the entrance from an open space on the
corner of St. George’s Square and Lupus Street.

6.10 It is considered that that design solution succeeded in preserving the townscape
character of adjoining areas without unacceptably impacting on the daylight and
sunlight of existing residential accommodation.  With a fresh approach it would be
preferable to break the continuous frontage of that design and to open up views
across the site.

6.11 The seven storey residential buildings granted permission in 1999 fronting St.
George’s Square and Chichester Street were relevant to the PFI scheme then
being pursued but the provision of residential or other uses on site now needs to
be reconsidered in the context of the current funding programme, and the best
use of this community site.

6.12 A separate building with fewer storeys, greater ceiling heights and a lower overall
height than the former residential proposals is likely to be more appropriate as a
building containing community uses in this location. The return frontages to
principal terraces in Pimlico are often separated from the smaller scale properties
on the side street by a gap above ground floor level (see photograph below).
Consideration should be given to reflecting this detail to avoid creating overlarge,
monolithic blocks filling the greater part of the site.  Consideration should also be
given to maximising the amount of overall outdoor space remaining on the site.
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An example of the characteristic lower return frontage

6.13 The idea of opening up the north east corner of the site at the junction with St
George’s Square and Lupus Street to make a new contribution to the public
realm that can serve as a joint pedestrian access to both the school and other
community uses on the site is attractive. However, if this is to succeed in design
terms, it is essential that vehicular access is effectively segregated and that
neither the new open space nor the vehicular access detract from the St.
George’s Square composition.

6.14 The submission of a design statement will be required with any planning
application.

Landscaping and trees
6.15 As stated above, a scheme for the site will be expected to include substantial

open areas.  The City Council will require the implementation of a scheme of hard
and soft landscaping for all parts of the site not built upon.  This should be
designed to complement the architectural treatment of the proposed buildings
and make a positive contribution to the local environment.

6.16 The site includes a large number of trees of significant amenity value which
contribute to the open character of the locality.  They are shown in appendix 3
and every effort should be made to retain as many of them as possible.  In
particular, those marked ‘A’ are considered of good stature and have
considerable potential.  Those marked ‘B’ have less potential and are not of such
good stature. Their retention is desirable.  Those marked ‘X’ were planted a few
years ago by The Tree Council in recognition of National Tree Week.

6.17 The trees to be retained should be protected during building works, and the City
Council will require trees to be replaced as part of the landscaping scheme
referred to above. The inclusion of semi-mature native trees will be welcome
(ENV14 and 15).

6.18 Street trees alongside the school should also be taken into consideration with any
redevelopment.  The seven fine small-leafed limes on Lupus Street are
particularly important trees in the townscape, and should be provided with
sufficient space to allow for their future unimpeded growth.
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Landscaping including notable trees to the south of the school

Crime prevention
In order to accord with DES1, the development should adopt design measures to
reduce the opportunity for crime and anti-social behaviour.  Reference should be
made to the “Secured by Design – Schools” document, issued by the Association
of Chief Police Officers, that can be found at:
http://www.securedbydesign.com/pdfs/schools.pdf.

6.18 The design of the open areas and landscaping should take account of public
safety.  Careful attention should be paid to enabling the site to be secured,
including ensuring the ability of the boundary to exclude intruders. Appropriate
security measures to address the particular requirements of boundary security
and controlling access should be an integral part of the architectural and
townscape design philosophy, and contribute positively to the townscape.

6.19 Good surveillance should be a prime consideration by avoiding landscaping that
conceals people and minimising the number of entrances/exits, creating
defensible spaces, and encouraging natural surveillance.  CCTV should be used
to monitor entrances, and less frequently used areas such as vehicle parks.  The
need for security lighting should be minimised, and that necessary should
consider the amenity of residential neighbours.

Public realm improvements
6.21 The City Council will welcome the opportunity to include environmental

improvements such as improved pedestrian surfaces, dropped kerbs, crossings,
street lighting, street furniture, and street trees.  Any new hard landscaping works
should be well designed using high quality traditional materials that are also
resilient to vandalism.  The movement of large numbers of children at specific
times of the day during term-time should also be a consideration.  The City
Council’s Westminster Way is the reference document on this issue.

Public Art
6.22 The City Council is of the view that public art can play a valuable role in engaging

local people, creating interest the physical environment, and reinforcing the
cultural image of Westminster.  Visual art showing sympathy to the form and
quality of the surrounding area would be a welcome and potentially stimulating
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addition to the school environment.  The Councils SPG “Public Art in
Westminster” 1994 is a useful guide.
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7. Impact on the Environment and on Amenity

7.1 The City Council supports and encourages sustainable development, and will
require a new Pimlico School to be a beacon of sustainability in an inner city
learning environment, rebuilt to the highest possible standards of sustainability.
The Building Schools for the Future programme sets a key performance indicator
baseline BREEAM rating of ‘Very good’ and makes this a minimum requirement
of BSF funding. The City Council though will expect a building of this scale to
achieve the highest possible rating, and would look towards 'Excellent' being
achievable. In addition, all main aspects of the design should have their
sustainability carefully considered.

7.2 Until the extent of the proposed development is known it will not be possible to
determine whether an Environmental Impact Assessment (EIA) will be required.
The developer may apply to the planning authority for a screening opinion when a
basic minimum of information can be provided about the proposal including a
description of its nature and purpose and possible effects on the environment.

7.3 It is clear though that an Environmental Performance Statement (EPS) will be
required to be submitted with any planning application.  Policy ENV1 and Annex
9.1 of the UDP provide guidance for its drafting.

7.4 The impact of a proposal on human health is a material planning consideration
and as such as part of the EIA / EPS process applicants should consider
integrating the health impacts of the proposed development on the locality and
residents.  Health Impact Assessment (HIA) is a relatively new approach that is
still evolving however, integrating HIA into the process helps to ensure that
positive and negative environmental and health impacts are identified and that
mitigation and enhancement measures are developed and implemented.
Applicants should therefore identify potential benefits and risks of their proposals
in terms of health improvement and reducing health inequalities.  HIA can be
considered at different stages of the decision making process, however it is
generally agreed to be most usefully carried out at an early stage of the planning
process.  For some further information on using HIA as a key tool for assessing
the potential impacts on health, applicants are advised to consult the ODPM’s
guidance contained within ‘Creating Healthier Communities: a resource pack for
local partnerships’ (March 2005), this can also be viewed at
http://www.neighbourhood.gov.uk/page.asp?id=784.

7.5 Sustainable design and construction principles should be considered and fully
addressed at the earliest stage possible.  Further detail should be sought from
the Council’s Supplementary Planning Guidance on Sustainable Buildings, 2003,
and from the GLA’s SPG on Sustainable Design and Construction, 2006.

7.6 In line with policy ENV1, the City Council will require the application of
sustainable design principles to the development:
- The building should be designed to adapt to different educational uses and be

maintained with minimal use of resources.
- The building should be designed to use the minimum materials, energy and

water both in its construction and its use.  Materials used should not be
scarce or cause damage to important habitats or ecosystems.  They should
be recycled where possible, and should not be of a type that may cause
problems for human health.
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- In order to minimise the need for artificial heating, cooling, and lighting, the
design and orientation of the building should allow the buildings to benefit
from renewable and low impact energy solutions such as passive solar gain
and natural ventilation.

- Provision must be made for the salvage and collection of waste and recycling.
- Sustainable drainage systems should be used.

7.7 The EPS should demonstrate how energy-efficient measures will work.
Insulating roofs and walls to a high standard will, for example be essential.

7.8 Subject to detailed design, the use of solar panels and photovoltaic cells for
generation of renewable energy will be appropriate.  Wind generators would have
to be extremely sensitively designed and innovative in order not to appear
intrusively incongruous in this townscape.  Consideration should be given to the
use of the Pimlico District Heating Undertaking (PDHU) spare hot water capacity,
and potential electricity capacity, from the nearby Churchill Gardens facility. Fuel
cells are another option, and the London Hydrogen Partnership website should
be consulted. www.lhp.org.uk.

7.9 Green roofs should be considered, not only to support biodiversity, but also
potentially, subject to a comprehensive maintenance regime, to provide additional
useable outdoor space, and to provide a visible example of sustainability in
practice.

Residential Amenity
7.10 In accordance with the policies contained within Chapter 9 (Environment) of the

UDP the City Council will seek to protect, maintain and where possible improve
the quality of life for residents, workers and visitors to Westminster.  This includes
protecting the amenity of these groups, particularly residents, during construction.
The following issues should be considered and dealt with through the design of
the proposals:

� Reducing the impact on traffic and transportation in the area – in accordance
with Policy TRANS14 to ensure that adverse effects such as noise,
congestion and air pollution will be effectively minimised.  This includes
agreeing construction traffic routes for heavy goods vehicles in accordance
with the Code of Construction Practice (see below)

� Reducing noise disturbance - given the residential nature of the area, the
construction and operation of a school of this size has the potential to cause a
great deal of disturbance.  This might be from construction work, activities
conducted within or outside buildings, or from children and adults accessing
and leaving the premises.
Limiting the hours of construction, design features such as trees and acoustic
lobbies, and operational measures such as thoughtful servicing times can
however minimise and contain noise.  Protection of neighbours from undue
noise should be considered from the earliest stages of design, in line with
policy ENV6a.

� To reduce light pollution in accordance with ENV10
� To reduce, reuse and recycle waste in accordance with ENV11
� To protect amenities, daylight and sunlight, sense of enclosure, overlooking,

outlook and environmental quality in accordance with ENV13.
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Code of Construction Practice and Environmental Inspectorate
7.11 In order to deal with the impact of construction on the amenity of surrounding

residents and the environment the City Council has devised the Code of
Construction Practice (CCP) for developers.  It defines environmental standards
and outlines procedures pertaining to construction works.

7.12 The Code covers the environmental, public health and safety aspects affecting
the interests of local residents, businesses, the general public and the
surroundings in the vicinity of the proposed construction sites.  Activities and
impacts covered by the Code include site set-up and servicing arrangements,
management of construction traffic and highway works, site management, public
safety, noise and vibration, hours of working, dust and air pollution, land
contamination, waste disposal and protection of water quality and urban ecology.

7.13 The Code clarifies the responsibilities of the developers and their contractors, as
well as providing assurances to residents and others about the standards they
can expect during construction.  Developers will therefore be expected to carry
out demolition and construction work in accordance with the CCP to minimise
disruption to the school itself, local residents and businesses, traffic and
pedestrians in the surrounding area.

7.14 Funding towards the Council’s Environmental Inspectorate to monitor the work
will also be required (UDP Policies ENV5-6).

Construction phasing
7.15 The greatly preferred option is to decant the pupils off site in order to allow the full

and proper planning of the site. However, it is acknowledged that it may not be
possible and in that case it would be vital that the phasing of works is carefully
planned in order to ensure the continued ability to educate the school’s students
on site throughout build.  Planning permission will not be granted until a
construction methodology has been agreed with the local authority and supported
by the school.

7.16 A site specific CCP will be required for the development, with the primary aim of
protecting the ability of the school to continue to educate all of its pupils
satisfactorily whilst protecting the amenity of local residents during construction.

7.17 Developers will be expected to discuss their phasing programme at an early
stage.  Funding towards the actual cost of using the Council’s Environmental
Inspectorate to monitor the work will also be required (Policies ENV5-6).

Archaeology
7.18 English Heritage have confirmed that no archaeological strata survives beneath

the site

Flood risk
7.19 The site lies within the Thames Floodplain, and the City Council will require a

Flood Risk Assessment to be submitted with any planning application.  The
Environment Agency can provide further advice.

Refuse
7.20 This area is serviced twice each week.  The uses on the site will therefore be

required to be capable of storing 4 days refuse and recycling in Eurobins.  The
refuse and recycling from all uses on site should be collected at a single point.
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8.  Transport, Access and Servicing

8.1 The overall transport implications of any development on site will be an important
consideration of any planning application.  Vehicular access into and out of the
site, parking provision, dropping off points for pupils and deliveries/collections,
and flows of pedestrians will need to be considered in detail in a Transport
Assessment (TRANS14).  Applicants should discuss proposed access
arrangements with the City Council’s Highways Planning Team at an early stage,
particularly in regard to supporting more sustainable travel choices.

8.2 There is currently one recognised vehicular access point to the site, from Lupus
Street, although there is also informal use of a second access on that frontage.  It
would be appropriate to retain the access to the site at the recognised access
point for servicing, coach and car access in order to minimise the amount of the
site itself dedicated as roadway.  Access from Chichester Street or St. George’s
Square are less likely to be acceptable.

Travel Plan
8.3 The production of a school Travel Plan relating to staff, students and visitors will

be a condition of any planning permission granted.  This is an excellent
opportunity to investigate existing means of travel to school, and barriers to
children travelling to and from school by public transport, cycle or on foot.

8.4 A package of measures will be required to be put forward to promote and
encourage safer, healthier and more sustainable travel to school, together with
targets, a timetable for implementation and an allocation of responsibilities.

Services
8.5 Servicing and delivery facilities need to accord with policies TRANS20 and SS19.

Adequate space should be provided on site for all servicing vehicles to enter the
site, manoeuvre, and return to the public highway without the need to carry out
any reversing movements on the public highway.

Parking
8.6 Policy TRANS15 seeks to reduce traffic, particularly car commuter traffic, and to

make more sustainable forms of travel, such as public transport, cycling and
walking more attractive.  However account will be taken of the essential
operational requirements of the school and of a parking allocation adequate for
servicing and for those with disabilities.

8.7 This area of Pimlico is subject to extremely high parking pressure from residents.
It should not be expected that demand could be supplemented with spare on-
street capacity. All parking for the uses of the site should therefore be contained
within the site.

8.8 Although it is envisaged that the majority will continue to travel by public
transport, parking on site will be required for staff.  In particular, teachers have to
regularly transport a significant amount of paperwork to and from the school.
There are currently 25 formal parking spaces, and around a further 15 are used
informally.  It will be necessary to reprovide 40 formal on site (off street) car
parking spaces for the use of the school during school hours. Those parking
spaces should be able to be made available outside school hours for public users
of the site, under a suitable system of control.
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8.9 Separate parking should be considered for staff of other community uses on the
site. It may be that regular late evening use of the school and community facilities
by the public may necessitate some additional parking, but the implications of
shared use of the parking spaces, both during and outside school hours should
be discussed with the City Council.

8.10 The design of the parking area(s) should take into account the need for safety,
security and lighting. It would be desirable for surface level car parking to be kept
to a minimum, in order to maximise the amount of useable outdoor space and
improve the landscaping of this small site.  Underground or basement car parking
would therefore be preferable.

8.11 A minimum of 20% of parking spaces should be designed for, and accessible to,
disabled people.  At least one space for disabled users should be provided for
each use on the site.

8.12 Consideration should be given to providing off-street motorcycle spaces.  There
would be no objection to the school devoting a proportion of its car parking
spaces to motorcycles.

Cycling
8.13 The City Council supports cycling, and the ability or desire to cycle to the school

or the community facilities should not be compromised by inadequate design.  A
cycle stand will be required to be provided on site (off street) for every 10
staff/students.  A minimum of two further cycle spaces per 10 staff should be
installed for a library, and consideration should be given to providing further cycle
parking for any other community uses.  All cycle stands should be secure and/or
benefit from natural surveillance.

Buses
8.14 The site is well connected by public transport, including Pimlico underground

station less than 100m away, and bus routes 24 (Hampstead Heath to Pimlico,
Grosvenor Road), 360 (South Kensington to Elephant & Castle) and C10
(Victoria to Elephant & Castle) on Lupus Street. Their routes are shown in
appendix 1.

8.15 Coaches will be used occasionally, principally to take pupils off-site for visits and
activities.  Some parents do and will occasionally drop their children off by car,
and goods will also be delivered.  It is important to incorporate these activities
safely within the curtilage of the building.  An on-site drop-off and pick-up point
should be provided.  It may be possible, and would be preferable if the servicing
and drop off/pick up areas were shared, to minimise the amount of hard surfacing
on site.

Pedestrians
8.16 Pedestrian access is currently from Lupus Street via steps up to a first floor level

reception.  Stepped access points to the east and west are also used at certain
times, but are closed at others for security reasons.  The level of the site will
make level access from the street more difficult, but a step-free entrance will be
required.

8.17 Pupils currently often meet each other before and after school on the pavement
outside the Lupus Street entrance.  It may be appropriate to create a public open
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space adjacent to the entrance to accommodate those meetings, and potentially
open up views of the church or St. George’s Square.

Access for disabled people
8.18 To meet the education functions of the school, the Special Educational Needs

and Disability Act 2001, and the community functions of the school and other
facilities, the Disability Discrimination Acts (DDA) 1995 and 2005, and their
Codes of Practice, will be applicable.

8.19 How those requirements are to be achieved will need to be expressed in an
Access Statement accompanying any Planning Application.  It should be based
on the Council’s Policy on inclusion of disabled people to be found in the City
Council’s Corporate Equality Action Plan.

8.20 The Access Statement will describe the design process that will ensure that
access will be maximised.  It will record where departures from adopted design
principles and key performance indicators have been dictated by identified and
necessary constraints, and detail the rationale behind the alternative adopted
solutions.

8.21 Key design performance indicators are likely to be drawn from: ‘Access for
disabled people to school buildings – a management and design guide’ Building
Bulletin 91, DfEE 1999; ‘Inclusive school design – accommodating pupils with
special educational needs and disabilities in mainstream schools’ Building
Bulletin 94, DfEE 2001; Part M of the Building Regulations 2004 ‘Access and
facilities for disabled people; BS8300 2001 ‘Design of buildings and their
approaches to meet the needs of disabled people – Code of practice.’

8.22 DDA 2005 heralds Disability Equality Impact Assessments being introduced by
September 2006. A DEIA will be required and contact should be made with the
City Council’s Access Officer early in the design process.
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9.  The Way Forward

9.1 In its adopted form this brief is a material consideration for the consideration of
any planning application.

9.2 The BSF programme and the LEA should develop their proposals in relation to
the issues set out in the adopted brief.
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10.  Contacts

Planning
Julia Roberts Planning Applications, Land Use 020 7641 2518

and Development Control
Mike Gray Design and Conservation 020 7641 2931
Tim Butcher Policy, UDP and planning brief 020 7641 5972
Brent Turton Code of Construction Practice 020 7641 2581
Rachael Ferry-JonesHealth Impact Assessments 020 7641 2531

Environment & Leisure
Mike LeRoy Sustainability 020 7641 1986
Andrew Grimm Refuse and recycling 020 7641 7962
Rebecca Cloke Open Space 020 7641 3433

Transportation
Don Murchie Highways Planning 020 7641 2517
Jaqueline Saunders School Travel Plan Advisor 020 7641 2258

Property
Roger Neville Accessibility 020 7641 2688

Other Services
Tony Benton Assistant Director of Education 020 7641 3222
Laura Hannan Public Libraries 020 7641 3270
Barbara Holm Adult Education 020 7641 8101

Other Agencies
Environment Agency Floodplain 08708 506506
Building Research Establishment 01923 664644
Tom Saunders (BREEAM Unit)
Sue Hannah South Westminster Renewal Programme 020 7222 0303
Lesley Meekes   Pimlico District Heating Undertaking 020 7245 2056

Further information
Details of relevant Supplementary Planning Guidance and further information can
also be obtained from the City of Westminster website:
http://www.westminster.gov.uk/environment/planning/
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1. Pimlico School’s northern façade and additional classrooms

2. Vista over the north of the site, towards St. Saviour’s Church spire
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3. The Claverton Street boundary between the Churchill Gardens and Pimlico
Conservation Areas

4. A typical mid-19th Century classical stucco-fronted terrace
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5. Open space to the south showing level changes and greenery

6. The school’s southern façade, and emerging St. George’s Church spire
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7 & 8. Play areas to the south showing levels and areas currently cordoned off due to
structural defects, and the northern Dolphin Square façade
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9. Southern façade and play areas

10. Showing the eastern façade of Dolphin Square, and the low return typical of the
Pimlico Conservation Area
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11&12.  The Lupus Street and Pimlico school relationship
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13. The northern play space
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14. The landmark St. Saviour’s Church spire, St George’s Square
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15 & 16. St. George’s Square frontages



Pimlico School Planning Brief
Draft for internal discussion

17. Symmetry of the eastern façade of St George’s Square

18. St. Saviour’s Church from St George’s Square
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19. Eastern entrance and Northern playspace

20. Residential properties on Lupus Street fronting the site
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21. Northern façade and entrance

22. Northern space used for parking, and permanent scaffolding to the northern
façade
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23. Sole existing vehicular access point to the site, from Lupus Street
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24. Smaller scale and symmetry of Moreton Street

25. Existing entrance, with Dolphin Square behind.
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26. Entrance to the school and views across the sites north-western corner
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27. Churchill Gardens Conservation Area

28. One of Churchill Gardens’ open areas
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