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Evidence from Cyril Richert from the Clapham Junction Action Group 
Public Inquiry into the Ram Brewery development presented on November 27th 2009 
Application 2008/0955 
 
 
Introduction: 
 
The Clapham Junction Action Group was set up in response to the project from Metro 
Shopping Fund to build skyscrapers in the area of Clapham Junction Town Centre. 
During its first campaign, about a thousand people, including people from this area, 
were involved either through petitions, letters or public meetings. Since then the 
organisation has shown concern about other developments in the Wandsworth area and 
the policy of the Council in the borough, working closely with Societies. 
 
The Clapham Junction Action Group has a website, which has been visited more than 
20,000 times with nearly 200 articles and hundreds of comments collected within the 
past 12 months. 
 
The 8th article we published was about the Ram Brewery redevelopment, November 27th 
2008, exactly 10 days after the website was created. From the beginning I was aware of 
the possible implications of the development of the Ram Brewery and I wrote and 
expressed my objections. 
 
On December 4th we reported the decision of the Council, saying: 

” It is unfortunate that the Conservative members of the Planning Committee 
adopted the plan without requesting any modification regarding the height of the 
towers, the one way system and other reservations raised. Damage for the 
environment of the local residents, and consequences for the whole borough 
could shape the vicinity forever if the construction goes forward un-amended.” 

 
Although it was presented at an earlier date, the Ram Brewery scheme is in many 
respects similar to the redevelopment proposal on Clapham Junction Station, that was 
recommended for refusal by the planning officer. Its approval by the Council was seen 
by many local residents to be an additional reason to double their energy to avoid a 
similar fate in their own neighbourhood. 
 
In the document below I will compare the two schemes. I will show how inconsistencies 
between the two decisions should logically lead now to reconsideration and a refusal of 
the Ram Brewery scheme, in view of the decisions taken on some major 
redevelopments in 2009. 
 
A – Representations 
 
At the time when the application for the Ram Brewery was considered by the planning 
committee in December 2008, there was more than hundred representations, 80% of 
which were objections. 
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Considering the area, mostly consisting of unused (but listed) buildings, industries and 
commercial units, along with the 8-storey Council offices, it is not surprising that the 
level of representations would be different from an area such as Clapham Junction, 
which is characterized by a station used by 36 million passengers (with 19 millions 
starting and finishing their journey at the station – figures from ORR) and at the heart of 
a thriving important area of Victorian and Edwardian houses. 
 
But despite the much higher number of objections on Metro’s proposal for Clapham 
Junction, the decision by the Council to accept the two skyscrapers in the Ram Brewery 
development was seen as an alert for most of Clapham Junction’s objectors and this was 
clearly demonstrated at the public meeting organised in January which attracted more 
than hundred people in a packed room. 
 
It was clear at the time that local residents were questioning about the number of 
objections that the Council must receive before taking notice, as it was apparently not 
enough for the Ram Brewery site. As a result, combining letters and petitions, nearly 
1000 people protested against Clapham Junction’s proposal, which seems to have 
recently caused the Council to reconsider its policy on tall buildings for the area.  
 
However it was already too late for the Ram Brewery. We have now a chance to 
reconsider the development in the light of other planning proposals that took place 
during the year and take a new view of the implications of recent decisions such as the 
withdrawal Metro’s scheme, the refusal of a the tower-block hotel in Clapham Junction 
and the redevelopment in Putney, all of them on the grounds of their impact on the 
vicinity. 
 
B – Tall building policy 
 
The Putney, Wandsworth and Battersea Amenity Societies and the Clapham Junction 
Action Group, together representing the northern half of the borough, have submitted a 
representation1 to tighten up regulations controlling tall buildings in the borough and to 
provide guidelines to developers, in response to the ongoing consultation on the 
proposed change on the Core Strategy submission. 
 
Five criteria were to be considered:  

1. Conservation Areas where historic environmental considerations and character 
are of significance. 

2. Buffer zones to Conservation Areas where a building would have an adverse 
effect upon a view or setting or focal point within a Conservation Area. 

3. Transport where proposals are further than 400 metres from a major transport 
node and/or there is insufficient capacity of, or access to, public transport. 

4. Residential where a proposal will be within or adjacent to a residential area and 
have an adverse impact on the public and private realm . 

5. Views and Open Spaces where a proposal will have an adverse effect (a) locally 
and/or (b) in a wider London context upon its open spaces, views and historic 
buildings, and their settings. 

                                                
1 Document attached 
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During the Core Strategy review, the Inspector raised concerns that the current policy 
did not include specific reference to account being taken of the historic context when 
assessing applications for tall buildings.  
 
Following this comment and considering the overwhelming opposition showed 
previously by the community, the Council has submitted a review of its Core Strategy 
where reference to the Clapham Junction Station site being potentially suitable for tall 
buildings was removed from the initial draft2. It is difficult to see why it could apply 
only to Clapham Junction and not to the Ram Brewery site where most of the 
development falls within the Wandsworth Town Conservation Area and includes a 
number of listed buildings: the Grade II* listed Ram Brewery building, the Grade II 
listed Brewer’s House at 70 Wandsworth High Street, and at the northern end of the 
site, a Grade II listed stables, as well as some later additions from the nineteenth and 
twentieth centuries. 
 
In addition, the drawings and sketches fail to clearly convey the relationship between 
the towers and their surroundings with little respect for the context, contrary to national 
policy guidance; and seem to only justify their presence by the will to maximise profit 
for the location. 
 
Regarding the transport system, it is difficult to see Wandsworth Town as a major 
transport node in London and therefore this would highlight the incongruity of building 
the tallest towers in the borough at this location. CABE seems to agree, saying  that it is 
not located on a significant public transport node and it could be difficult to make a case 
for tall buildings. 
 
On the penultimate condition, English Heritage said already that due to their height and 
location, the two towers would have a significant impact on the local area, particularly 
on the conservation area in which they are located and on listed buildings within and 
around the development site including being visible from across the river in the London 
Borough of Hammersmith and Fulham. It could be argued that the development will 
completely change the character of the area. 
 
Last but not least, the size of the buildings will have a definite impact not only in 
Wandsworth town, but in the adjacent areas of Putney and Clapham Junction. In those 
areas, the population, this time backed by local Councillors, recognised the need to 
preserve and protect the quality of low rise properties and opposed recent proposals on 
tall buildings. 
 
I fail to understand why so many concerns and protests from Societies but also from 
English Heritage, CABE, local residents and residents’ associations could be brushed 
aside. 
 

                                                
2 Proposed Changes to the Core Strategy: Submission Version - Sustainability Appraisal – page 19 
(Policy PL13 – Clapham Junction and the adjoining area). The Inspector's concerns reflect representations 
made by English Heritage, including concerns that the current policy did not include specific reference to 
account being taken of the historic context when assessing applications for tall buildings. 
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C – Transport and train station 
 
The developer’s consultants estimate that the current morning peak rail service from 
Wandsworth Town into London, operating at 117% of capacity, would operate at 118% of 
capacity if all journeys originating from the development attempted to use Wandsworth 
Town. 
 
Although the 1% difference puts into question the model used to create the figure, a simple 
experience of Wandsworth station at peak hour in the morning would help anyone realise 
why the local station cannot absorb even 0.1% more users. Commuters often prefer to catch 
a train in the opposite direction to have a chance to board a train at an earlier station. Some 
are also using buses to join the congestion at Clapham Junction station. 
 
The developer of the Ram Brewery site also argued that, with Wandsworth station currently 
operating to “capacity”, rail commuters will simply catch the bus to Clapham Junction for 
onward train travel. This argument is based on a false assumption that buses are not already 
overcrowded. It will create additional pressure on a station that was branded last week as 
one of the worst in the country. Instead of providing a solution to rail passengers in the 
vicinity, the Ram Brewery developers are suggesting moving the problem further away. 
This can only add to the pressure upon Clapham Junction, a pressure that was already at the 
heart of most of the complaints about Metro’s plan. 
 
Additionally, during the inquiry, we heard the applicant representatives denying the reality 
of over-crowding (people would just pack in the same carriage at the station to avoid getting 
wet when it rains… and probably to annoy developers too!) which would no doubt outrage 
anyone using the station on a daily basis. 
 
D – Community benefits 
 
I don’t want to talk too much about Clapham Junction except insomuch as experience 
tells us, one of the major arguments for the two 42-storey tower blocks proposed at 
Clapham Junction station was that it will provide some £50 million for the benefits of a 
much needed station redevelopment. The suggested letter of support proposed by Metro 
Shopping Fund was: 

“I would like to express my support for the Metro Shopping Fund’s 
redevelopment for Clapham Junction Station.” 

 
Indeed, the applicants produced a masterplan for illustrative purposes, which looks at 
the scheme as a whole. Precise detail planning and cost funding was provided with 
numerous documents in support. 
 
However, a thorough study of those community benefits raised criticisms not only about 
the station proposal that was not addressing properly the problems of Clapham Junction, 
but also about the inadequacy of section 106 commitments. 
 
Furthermore, the local planning authority was no content that affordable housing was 
omitted from the scheme, despite the £50 million package provided under section 106.  
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In the Ram Brewery development, there are not such specific criticisms to make. There 
is not much known about what the 41 million “ community contribution” will be used 
for. TfL is just at the beginning of its study on a new gyratory system proposal and 
nothing was known last year at the time the application was approved by the Council. 
 
The Government guidance contained within paragraph 3.16 – 3.19, and 4.27 of PPG15 
states that “consent for demolition should not be given unless there are acceptable and 
detailed plans for any redevelopment” whether the buildings are listed or not. As we 
understand it the redevelopment of the Ram Brewery will link to a new road system that 
has not been defined yet, nor its cost being properly assessed, and which therefore puts 
into question the whole scheme. 
 
Besides, the amount of affordable housing was swapped for a contribution for works to the 
Wandsworth Town one way system, despite London Plan’s requirement of 50% 
affordable housing on all new developments3. 
 
The local residents are asked to accept the erection of two skyscrapers in order to get the 
money that is said to be necessary for some community improvements that nobody 
knows yet any details of. That seems to be very similar to an expensive payment 
charged to the community today on the vague promise of some undefined benefits in the 
future. 
 
Moreover, developments should only be judged on their own merit, and not in 
consideration of the opportunities and funding facilities for other plans that developers 
could provide if an application was granted. 
 
E – Opportunity 
 
Metro shopping Fund has said many times in its presentations and documents that its 
proposal will help regenerate the Town Centre, will solve congestion at the station and 
therefore was a “once in a life-time opportunity”. 
 
This grand assertion has already been confounded by recent events: the re-opening of 
Brighton Yard entrance was given additional cash with a contribution of £300,000 by 
the Council and another £700,000 probably coming directly from Network Rail. 
Moreover, the government announced last week that Clapham Junction will be given a 
large share of £50 million allocated for urgent improvements. Discussions are currently 
happening regarding major redevelopment and monies associated for the next railway 
funding period CP5 (2014-2019). 
 
Therefore, anyone learning from history and previous experience will not only be wary 
but also deeply suspicious about the use of the wording “once in a life-time 
opportunity” by a developer. Once again, in the Ram Brewery application, it is asked to 
trade promises for a brighter future against tower-blocks that nobody except architects 
and skyscraper-fans seem to give an unconditional welcome to. 
                                                
3 Since submission of the Core Strategy the Mayor has indicated in "A new plan for London" 
that he is intending to review the targets in relation to social housing; it is currently only under 
consultation. 
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Accepting such a development will be a clear message given to private investors that 
any public realm improvement in Wandsworth could be traded against tower-blocks. It 
would definitely create a dangerous and undoubtedly unwelcome precedent. 
 
 
 
Cyril Richert 
[Clapham Junction Action Group] 
51 Mossbury Road 
London SW11 2PA 


