SECTION 1 - MAJOR APPLICATIONS

ITEM NO: 1/01

ADDRESS: CHURCHILL HALL, HAWTHORNE AVENUE, HARROW

REFERENCE: P/5255/15

DESCRIPTION REDEVELOPMENT TO PROVIDE THREE TO FIVE STOREY
BUILDING TO CREATE 37 FLATS AND CLASS D1/D2 UNIT AT
GROUND FLOOR; AMENITY AREAS; LANDSCAPING AND
ASSOCIATED PARKING; BIN AND CYCLE STORAGE; RE-
LOCATION OF VEHICLE ACCESS ON HAWTHORNE AVENUE

WARD GREENHILL

APPLICANT: MR J DE SWARTE

AGENT: PRESTON BENNETT PLANNING

CASE OFFICER:  JUSTINE MAHANGA

EXPIRY DATE: 24/02/16

RECOMMENDATION

GRANT permission subject to authority being delegated to the Divisional Director of
Planning in consultation with the Director of Legal and Governance Services for the
completion of the Section 106 legal agreement and issue of the planning permission and
subject to minor amendments to the conditions or the legal agreement. The Section 106
Agreement Heads of Terms would cover the following matters:

i. Provision of 14 affordable units, including 5 affordable rented units and 9 shared
ownership units;

ii. Prior to Occupation of the Development notify all prospective owners, residents,
occupiers or tenants of the Housing Units and the non-residential parts of the
Development that they will not be eligible for a Resident Parking Permit or Visitors
Parking Permit to park a motor vehicle where a CPZ has been implemented unless
they hold a Disabled Person’s Badge.

ii. Legal Fees: Payment of Harrow Council’s reasonable costs in the preparation of
the legal agreement.

iv.  Planning Administration Fee: Payment of £500 administration fee for the
monitoring and compliance of the legal agreement
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REASON

The proposed redevelopment of the site would provide new housing, including affordable
housing to contribute towards the Council’s housing targets set out in the Development
Plan. The redevelopment of the site would also secure new community use space to
replace the dilapidated Churchill Hall and provide an active frontage to Kenton Road. The
building will provide a modern, contemporary design that responds positively to the local
context, whilst providing good quality living conditions for all future occupiers of the
development. The layout and orientation of the buildings to neighbouring properties is
considered to be satisfactory to protect the amenities of the neighbouring occupiers and
mitigation measures would ensure that the safety and convenience of the road network of
Harrow would be maintained, whilst encouraging a modal shift towards more sustainable
modes of travel.

The decision to GRANT planning permission has been taken having regard to the
National Planning Policy Framework 2012, the policies and proposals in The London Plan
2015, the Harrow Core Strategy 2012 and the Development Management Policies Local
Plan 2013, and to all relevant material considerations, and any comments received in
response to publicity and consultation.

RECOMMENDATION B

That if the Section 106 Agreement is not completed by 25" July 2016, or as such
extended period as may be agreed by the Divisional Director of Regeneration, Enterprise
and Planning in consultation with the Chair of the Planning Committee, then it is
recommended to delegate the decision to REFUSE planning permission to the Divisional
Director of Planning on the grounds that:

The proposed development, in the absence of a legal agreement to secure affordable
housing on site and restrict the future occupiers from applying for parking permits, would
fail to comply with the requirements of policies 3.8, 3.11, 3.12 & 6.3 of The London Plan
2015, policy CS1.J of the Harrow Core Strategy 2012, and policy DM24 & DM42 of the
Development Management Policies Local Plan 2013.

INFORMATION:

This application is reported to Planning Committee as it would provide in excess of 6
residential units. The application is therefore referred to the Planning Committee as it is it
does fall within any of the provisions set out at paragraphs 1(a) — 1(h) of the Scheme of
Delegation dated 29 May 2013.

Statutory Return Type: Major Development

Council Interest: None

Gross Floorspace: 3,470sgm

Net additional floorspace: 2,687.00sgm

GLA Community Infrastructure (CIL) Contribution: £94,045.00

Harrow Community Infrastructure (CIL) Contribution: £295,570.00

Site Description

e The application site is a rectangular parcel of land (0.19 hectares), located on the
corner of Kenton Road and Hawthorne Avenue.

e The site currently contains a part two-storey / part three storey conservative club
(Class D1), known as Churchill Hall.

e The building ceased operation in January 2015.
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A car parking area (30 spaces), accessed via Hawthorne Avenue and Kenton Road, is
located towards the sites frontage with Kenton Road.

The surrounding area includes a mix of uses due to its close proximity to the Kenton
District Centre, which is located approximately 60m south-west of the site.

The surrounding development on Kenton Road is generally characterised by parades
of three-storey buildings which include commercial uses at ground floor with residential
above.

Kenton Court, a three storey residential development adjoins the north-eastern
boundary of the site.

The boundary between the London Borough of Harrow and the London Borough of
Brent is along the centre of Kenton Road and therefore, all residential streets to the
south are within Brent.

At the rear, the site adjoins adjoin a two-storey semi-detached dwelling located at 1/1a
Hawthorne Avenue.

Hawthorne Avenue is characterised by two-storey semi-detached and detached
dwellings.

The property is not located within a conservation area, nor are there any listed
buildings in the immediate surrounds.

The site has a Public Transport Accessibility Level [PTAL] rating of 5 (very good).

Proposal Details

The proposed development intends to demolish the existing part two-storey / part
three-storey building.

The proposed replacement build would comprise a contemporary part three-storey /
part four-storey / part five-storey building, comprising a flexible D1/D2 unit and 37 self-
contained flats, including a mix of one-bed (2 person), two-bed (3 person) and two-bed
(4 person) units.

14 of the proposed units would be affordable units.

A flexible Class D1 (Clinics, Health Centres, Museums, Public Libraries, Art Gallery,
Law Court); and/or D2 (Gymnasium) unit (290sgm) would be provided at ground floor,
along the Kenton Road frontage.

The proposed new build would follow an L-shape footprint, extending 40.7m in width
across the Kenton Road frontage and 26.5m in depth along Hawthorne Avenue.

The building would be 5 storeys on the corner of Hawthorne Avenue and Kenton
Road, stepping down to 4 storeys along the Kenton Road elevation.

The building would be stepped down a further level (3 storeys) adjacent the common
boundary with No. 1 Hawthorne Avenue.

The proposed building would be constructed of a sand-faced brickwork in buff and
dark grey with powder-coated aluminium windows and doors.

Pedestrian access to the D1 unit would be provided via Kenton Road. Two separate
access points would be provided along the Hawthorne Avenue frontage for the
residential use.

An area of soft landscaping would be provided at the rear of the building.

3 car parking spaces would be provided to the north of the proposed building,
accessed via a vehicle crossover from Hawthorne Avenue. The parking spaces
include 2 wheelchair accessible spaces and a communal hire parking space.

An electric charging point would also be provided.

Refuse and recycling would be stored externally on the northern side of the building,
approximately 10m from Hawthorne Avenue,

Secure cycle parking for 68 cycles would be provided at the rear of the building.
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Revisions to Current Application

e Parking provision has been amended, to provide 1no. disabled bay for residential use,
1no. for community use and 1no. car club bay, in line with Highways Officer
recommendations;

e Two flats from the original submitted scheme have been omitted and the space
allocated for D1 use. This has resulted in an increase of D1/D2 floor space of some
110m2, the D1/D2 now being 290m?2; and,

e The application has been amended from zero affordable housing provision to provide
14no. affordable units; 5no. units for affordable rent and 9no. for as shared
ownership.

Relevant History

P/3490/15

Application for prior approval of proposed demolition of existing building and associated
structures

Prior approval not required: 19/08/15

P/2774/15
Proposed notification for demolition of Churchill hall
Refused: 10/07/15

P/303/04/DAD
Advertisement Consent: Internally illuminated advertisement panel.
Refused: 06/05/04

EAST/395/95/ADV
llluminated double sided unipole poster panel
Refused: 10/08/95

WEST/582/94/ADV
Advertisement hoarding
Refused: 10/10/94

Applicant Submission Documents

Aboricultural Report, prepared by David Clarke Chartered Landscape Architect;
Design Statement Document, prepared by Kenneth W Reed;
Daylight and Sunlight Report, prepared by Anstey Horne;
Energy Statement, prepared by Proport Eco-Services;
Planning Statement, prepared by Preston Bennett;
Sustainable Drainage Statement, prepared by EAS;
Transport Statement, prepared by EAS;

Tree Protection Plan (TPP/WNCCHAH/010 A);

Affordable Housing Toolkit, prepared by Affordable 106;
Response to Parking Concerns, prepared by EAS.

Consultations

e London Borough of Brent:
Initial Comment: Brent Council raises an objection to this proposal, on the grounds
that it will be likely to lead to excessive overspill parking of vehicles from the
development on nearby streets within the remit of Brent Council, to the detriment of
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free and safe flow of traffic and to residential amenity.

Comment following EAS Parking Survey (submitted by applicant):

The overnight parking survey shows reasonable spare parking capacity in Hawthorne
Avenue of up to 15 spaces, with a similar space capacity in Flambard Road. This
provides some comfort that much of any overspill parking at night could be
accommodated in those roads, before overspiling as far as Rushout Avenue.
Notwithstanding this, it is still considered that the overspill of vehicles would add to
parking demand in Rushout Avenue and as such, Brent maintains its objection to the
proposal.

e Highways Authority (Parking): The site has a current PTAL of 5 with a 2021 forecast of

improvement to 6a. The car free proposal complies with the Council’s Development
Management policy for car free development as the site is located in a high PTAL area
with good access to local amenities.
Notwithstanding, the residential element should have at least 1 disabled bay and the
community use should also have a disabled bay. The remaining space could be a car
club bay. Dimensions for these spaces must comply with LP standards. These bays
should include electric vehicle charging provision.

e Drainage Engineer: No objection subject to conditions.
e Landscape Architect: No Objection subject to conditions relating to landscaping,
boundary treatment and levels.

e Housing Enabling Team: Support for proposal.

e TFL: No objections.

e MET Police: No objections. However, the development should achieve Secured by
Design accreditation as detailed within the New Homes 2014 Guide.

e Elmwood Residents Association: Objections to lack of parking, height of development,
flat roof and lack of detail surrounding the use and internal arrangement of the D1 unit.

Site Notice:
Posted: 1/12/15

Neighbourhood Notifications:

1,1a,2,3,4,5,6,7,8,9,10, 11,12, 13, 14, 15, 154, 16, 17, 18, 18a, 19, 20, 204, 21, 22,
23, 24, 25, 26, 27, 28, 29, 30, 31, 32, 33, 35, 37 Hawthorne Avenue

Garages adjacent 2 Hawthorne Avenue

2,2a,4,6,8,10,12, 14, 16, 18, 20, 22, 24 EImwood Avenue

1-24 Kenton Court

82, 82a, 84, 86, 864, 88, 90, 92, 92a Kenton Road

Second round of consultation
Site Notice Posted: 25/04/16
Neighbour consultation letters: 21/04/16

Sent: 89
Replies: 19
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Expiry: 18/12/15

Summary of Comments;

e The proposal is an over development of the site that would place a strain on local
services.

e The architectural design of the building is not in keeping with the traditional character
of the surrounding area.

e The proposed flat roof should be replaced with a pitched roof.

e The proposed five storey height would be visually obtrusive and is not in keeping with
the surrounding area. The building should be restricted to 3 storeys.

e The use of yellow brick is inappropriate.

e The proposal would result in a loss of a community facility.

¢ No information has been provided regarding the use of the D1 unit or the internal
floorplan. The plans do not demonstrate any amenities or kitchen facilities for the unit.

e The proposal includes an inadequate provision of parking that would have a
detrimental impact on street parking.

e The D1 unit would significantly increase traffic flow.

e Parking should be provided at a rate of 1 space per unit.

e The Parking Survey is biased and does not take into consideration cars that are used
for leisure purposes and not for commute to work.

e The proposal lacks area of open space and the provision of wheelchair units.

e The height of the proposal would have an impact on daylight and sunlight of
surrounding properties.

e The proposal would reduce the visual amenity and block views from surrounding
properties.

¢ There has been inadequate consultation of the planning application.

e The Harrow website planning search indicates the incorrect location of the site.

APPRAISAL
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that:

‘If regard is to be had to the Development Plan for the purpose of any determination to be
made under the Planning Acts, the determination must be made in accordance with the
Plan unless material considerations indicate otherwise.’

The Government has issued the National Planning Policy Framework (NPPF), which
consolidates national planning policy and is a material consideration in the determination
of this application.

In this instance, the Development Plan comprises The London Plan (2015) and the Local
Development Framework (LDF). The LDF comprises The Harrow Core Strategy 2012,
Harrow and Wealdstone Area Action Plan (AAP) 2013, the Development Management
Policies Local Plan (DMP) 2013, the Site Allocations Local Plan (SALP) 2013 and Harrow
Local Area Map (LAP) 2013.

MAIN CONSIDERATIONS

Principle of Development

Character and Appearance of the Area
Residential Amenity

Accessibility

Planning Committee Wednesday 25 May 2016



Affordable Housing

Traffic and Parking

Development and Flood Risk
Sustainable Building and Design
Statement of Community Involvement
Planning Obligations

Equalities

S17 Crime & Disorder Act 1998
Consultation Response

Principle of Development

The proposed development results in the demolition of the existing building on site, known
as ‘Churchill Hall’. The Community Hall has been closed since January 2015.

When in operation, the hall provided approximately 783sgm of Class D1 floorspace within
a part two-storey / part three-storey building. Specifically, the existing floor plans indicate
that the building comprises a function hall and bar on the ground and first floors, while the
second floor includes a snooker hall.

While it is noted that objections have been received from surrounding residents in regards
to the loss of Churchill Hall, the former manager of the facility has indicated that due to
declining membership and the poor quality of the venue, the ground floor function room of
the hall was only opened Thursday, Friday and Saturday nights. Furthermore, due to a
lack of heating and demand for the upper levels, these rooms have effectively been
vacant for several years.

The applicant has indicated that the existing building is of an age and condition such that
its re-use is uneconomic and inefficient for modern purposes. Specifically, the existing
building is considered to have poor wheelchair accessibility and the deteriorating fabric of
the building is considered to result in its poor energy efficiency. The vacancy and
dilapidated condition of the building was confirmed during an officer visit to the property in
November 2015. Accordingly, it is accepted that significant works are required to the
existing building in order to achieve an acceptable quality of D1 floorspace that would
comply with Building Regulations and Energy and CO2 Savings.

Notwithstanding this, given the lawful use of the site as a community hall (Class D1), the
proposed redevelopment is required to be assessed against Policy DM 47: Retention of
Existing Community, Sport and Education Facilities of the Development Management
Policies Document 2013.

Policy DM47 reads as follows:

‘A. Proposals involving the loss of an existing community, sport of educational facility will
be permitted if:

a) there is no longer a need for that facility (having regard to the amount of local
patronage, the quality of facilities offered and the duration and extent of marketing; or,

b) there are adequate similar facilities within walking distance which offer equivalent
provision; or,

c) the activities carried on are inconsistent and cannot be made consistent with
acceptable living conditions for nearby residents; or,

d) the redevelopment of the site would secure an over-riding public benefit.
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B. Proposals for the redevelopment of community or educational facilities that secure
enhanced re-provision on the site, or on another site which improves accessibility will be
supported’.

In support of the above policy, the applicant has indicated that marketing of the site was
carried out by London Commercial Agent Levy’s across three media to cover local /
regional and national interest: (i) email marketing to client database; (ii) national property
press — Estates Gazette, and (iii) a ‘FOR SALE’ board on site fronting Kenton Road to
capture mainly local interest. Following this, several inspection open days were arranged
for interested parties.

Offers were invited for the freehold interest on an unconditional basis. While 22 offers
were received, the majority of interested parties were proposing residential redevelopment
of change of use for restaurant / take-away food. The agents confirmed that they received
no offers for the D1 use of the site.

The applicant has not provided any specific details regarding the marketed price of the
site and the offers received. Furthermore, no detail has been provided in regards to the
extent / period of marketing undertaken. Accordingly, due to the lack of detail provided in
regards to the marketing of the site, though it would be go some way towards addressing
this criterion and should be afforded some weight, the submitted information is insufficient
to wholly address Policy DM47 A(a).

Notwithstanding this, it is considered that the current dated and dilapidated condition of
the building would be a significant contributor to the lack of interest and demand for the
building during marketing. In this context, and also given the extent of works required to
improve the existing building and the location of the site along Kenton Road, it is
considered that the application property is an appropriate site for redevelopment.

In this context, the proposal is required to demonstrate compliance with DM47(B) in that
the redevelopment of the community facility would secure an enhanced re-provision on
the site.

While it is acknowledged that the proposal represents a significant reduction in the overall
amount of D1 floorspace, it is noted that in recent years, the use of the existing building
was generally restricted to the ground floor. Given the part two / part three storey scale of
the building, the total extent of the floorspace was generally not required to accommodate
the events.

When considering the quality of the existing community hall, the proposed D1/D2 unit is
considered to represent an enhanced re-provision in terms of quality. Specifically, in
addition to the dated appearance of the building, the hall was located at the rear of the
site, with a car parking area provided towards the sites frontage with Kenton Road. The
proposal intends to provide a 290sgm unit within a new build mixed-use building. The
proposal would provide an active ground floor community facility along the Kenton Road
frontage, with a courtyard area including soft landscaping and seating to the front of the
building. In this respect, the proposed unit would provide for an enhanced external
appearance that would have a high visibility within Kenton Road and a modern internal fit
out. Furthermore, given the location of the community use within a new build, the
proposed unit would be wheelchair compliant, with grade level thresholds provided via
Kenton Road and would also meet energy efficient requirements.
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The applicant has indicated that the proposed unit would offer a flexible Class D1(a-g,
excluding place of worship) and Class D2(e) use. The space could be occupied by a
single tenant or divided into smaller spaces. While concerns have been received
regarding the intended use of the D1 unit, it is considered that the flexibility in the internal
arrangement of the space would ensure that the space is available and functional to a
range of end users within the D1/D2 use class. Although further concerns have been
raised regarding the lack of amenities within the unit, the proposal plans demonstrate an
indicative layout of the unit, with the internal arrangement omitted. As aforementioned, it
is considered that the internal layout of the unit would be determined based on the
requirements of future tenants, once they are known. Given the stage of the development
(prior to the grant of planning permission), it would be unrealistic to expect the developer
to have secured an end user at this time.

Accordingly, while it is noted that the proposal represents a significantly smaller provision
of D1 floorspace, given the current condition of the existing building, the low levels of use
and the lack of interest during marketing, it is considered that the proposed unit
represents an enhanced re-provision in terms of quality. Specifically, the unit within a
new-build mixed-use building would be more suitable in terms of appearance and internal
condition, flexibility and accessibility. Accordingly, the proposal is considered to satisfy
Policy DM47(B) of the Development Management Policies Document 2013.

The site is regarded as previously developed land for the purposes of the policies
contained within the National Planning Policy Framework and the Harrow Core Strategy
which seeks to redirect all new development the Harrow and Development Opportunity
Area, to town centers and to previously developed land in suburban area. In addition to
the D1/D2 use of the site, the site could also support residential use, in part to cross-
subsidise the D1/D2 use but also to deliver new housing in a high accessible location,
thereby contributing to the Borough Housing targets. The proposal to develop this site for
residential purposes is therefore considered to be acceptable in principle.

The reduction in Class D1 floorspace is further reinforced by the fact that the
redevelopment would bring forward the delivery of affordable housing on this site which
would add to the Council’s housing delivery targets.

Character and Appearance of the Area

Policy 7.4 (B) of the London Plan requires that buildings, streets and open spaces should
provide a high quality design response that has regard to the pattern and grain of the
existing spaces and streets in orientation, scale, proportion and mass.

Core Policy CS1.B specifies that ‘All development shall respond positively to the local and
historic context in terms of design, siting, density and spacing, reinforce the positive
attributes of local distinctiveness whilst promoting innovative design and/or enhancing
areas of poor design; extensions should respect their host building.’

The application site is located on the corner of Kenton Road and Hawthorne Avenue.
Hawthorne Avenue is a residential street generally comprising large two-storey semi-
detached and detached dwellings. The property adjoining the north-western boundary of
the site is a two-storey semi-detached dwelling that has been converted into two flats
(1/1a Hawthorne Avenue). On the opposite side of Hawthorne Avenue is a two-storey
detached dwelling. This building on the site, given its more civic purpose, differs in design
form to the more traditional ‘metroland’ architecture of the surrounding area.
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Kenton Road is noted as being mixed in character, comprising both residential and
commercial uses. Although the site is located outside the boundary of the Kenton District
Centre, the application site and the development opposite establish the start of
commercial uses leading into the district centre. Specifically, development on the south-
western side of Hawthorne Avenue and Rushout Avenue is predominantly residential,
comprising two-storey detached and semi-detached dwellings with front forecourts.
Development on the north-eastern side of these roads incorporates mixed-use buildings
with greater heights. Opposite the application site on the corner of Kenton Road and
Rushout Avenue is a three-storey terrace building, which includes an active frontage of
commercial, service, and retail uses at ground floor, with residential above. The
application site establishes non-residential uses on the north-eastern side of Kenton
Road. The exception to this is Kenton Court, a three storey residential development that
adjoins the north-eastern boundary of the application site. While this property does not
include ground floor commercial units, the building establishes higher density residential
development along Kenton Road. Further north-east towards Kenton Station,
development heights increase to 6 storeys.

Massing., Scale and Siting
The subject application seeks permission to replace the existing part two / part three-
storey community hall with a more contemporary style flatted development with D1/D2
floorspace at ground floor. The proposed building would form an L-shape to address both
street frontages that would rise in steps towards the road junction, creating a higher
prominent corner element.

When considering the existing building at the application site, it is noted that due to the
positioning of the building towards the rear boundary, with car parking towards the
frontage, the community hall did not actively form part of the Kenton Road streetscene.
Specifically, the community hall was set back approximately 30m from Kenton Road and
approximately 20m from the established front building line of Kenton Court to the north-
east. The building included its primary entrance along the Hawthorne Avenue frontage.

In this context, the proposed redevelopment is considered to be an overall enhancement
of the site, providing definition to this part of the Kenton Road streetscene and
appropriately relate its siting to the building line of adjoining properties. Through the use
of a highly glazed frontage, the ground floor commercial unit forms an active frontage
within the Kenton Road streetscene. The front building elevation would also align with the
principle front elevation of Kenton Court to the north-east. Although the building line would
step forward towards the corner with Hawthorne Avenue, this is considered acceptable
given the form of the building, which has been designed to include a prominent corner
element.

The proposed new build would follow a stepped design along the Kenton Road frontage.
The 5 storey corner element would be stepped down to 4 storeys at the north-eastern
end, adjacent Kenton Court. At 4 storeys in height, the proposed development would sit
lower than the ridgeline of the adjoining three-storey pitched roof of Kenton Court. In this
respect, the proposed scheme is considered to respect the scale and character of the
surrounding development on Kenton Road.

Similarly, the proposed Hawthorne Avenue elevation has been designed to respect the
scale, massing and building lines of the surrounding development. The north-western
projection of the building has been setback to align with the principle front building
elevation of the adjoining property at no. 1/1a Hawthorne Avenue. The proposed building
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also represents an increased setback and an overall reduction in the depth and bulk
adjacent to this common boundary in comparison with the existing building on the site.
Accordingly, when considering the siting and scale of the existing building, the proposed
scheme better respects the scale and siting of surrounding development, especially that
of no. 1/1A Hawthorne Avenue.

In terms of massing, the proposed Hawthorne Avenue elevation would include two steps.
Specifically, this elevation would step down to 4 storeys from the corner element and
would step down to 3 storeys, with a ground floor undercroft, adjacent no. 1 Hawthorne
Avenue. In this context, the flat roof of the proposed new build would only extend
marginally higher than the pitched roof of no. 1 Hawthorne Avenue. The proposed
stepped nature of the building along this frontage is considered to provide articulation to
the building elevation, while breaking up the overall massing of the building.

While it is acknowledged that the 5 storey maximum height and the 4 storey height along
Hawthorne Avenue would exceed the maximum height of the surrounding area, given the
corner location of the site within close proximity to the Kenton District Centre and also
when considering the appropriate design of the proposal, the height and proportions of
the new build are considered acceptable. The scale of the application site and the mixed
character of Kenton Road, which includes increased building heights towards the Kenton
Station, indicate that the application site is a suitable location for a higher density
development. In addition to this, the proposal has been designed to address the corner
junction, with the 5 storey height restricted to this location. In this respect, the 5 storey
height would mark the building out and set an appropriate termination for the building on
this corner. The proposed inset, stepped nature of the scheme and recessed elements
also reduces the overall bulk and massing of the building by providing visual articulation.

Accordingly, while it is noted that concerns have been received in regards to the overall
height and massing of the proposal, for the reasons discussed above, the scale and
massing of the proposed building is considered to be proportionate to the site and
surrounding scale of development, while establishing its own character in the urban
environment.

Architecture

In terms of the overall appearance of the development, the proposed new build would
provide a composed and contemporary design, which centres on large steps within the
building elevations and a prominent corner element, designed to address the junction at
Hawthorne Avenue and Kenton Road. While the building lacks specific detailed design
elements, the inset, stepped nature and recessed areas would break up the massing and
provide an adequate level of articulation to the facades of the building. The depth of
window reveals and recessed balconies would further articulate the relatively uncluttered
appearance of the building by adding depth to the facades. While the arrangement of the
window reveals and the stepped nature of the building all help delineate each of the
proposed storeys, the use of vertical portrait shaped windows provide a degree of vertical
emphasis to the proposal. Overall it is considered that the use of materials, the generous
window pattern and use of recessed balconies, results in a coherent and legible facade to
the building along Kenton Road and Hawthorne Avenue.

The form of the proposed roof profile within the Kenton Road and Hawthorne Avenue
frontages are acceptable. Specifically, the proposed breaks within the front elevation and
the steps within the roof profile ensure the bulk of the building is broken up without
becoming overly complicated. Notwithstanding this, the proposed roofline and parapet
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lacks specific detail to provide an appropriate termination to the building. A condition is
recommended requiring the submission of further detail in this respect.

The proposed fenestration follows a simple and legible pattern within each of the
elevations, drawing some similarities to the pattern of fenestration within surrounding
development. Overall, it is considered that the pattern of fenestration and inset balconies
would provide a sense of rhythm and legibility to the building. Details have not been
submitted to demonstrate the depth of the reveals within the elevation of the windows or
full-length doors. Providing depth to these elements is important, especially given the
simple design of the building, as this ensures that there would be sufficient articulation
within the elevations. It is therefore considered reasonable that a condition requiring
details of the reveal depth of the proposed fenestration is recommended.

On the rear elevation of the proposed building, it is proposed to include projecting
balconies. It is considered that this design of balcony on the rear elevation would not be
widely visible from the surrounding area and as such, is considered acceptable. In
addition, the balconies would assist in providing natural surveillance into the rear car
parking area.

The proposed ground floor commercial unit has been designed to address the Kenton
Road streetscene and distinguish it from the upper floor residential levels. Specifically, the
D1/D2s unit would form an active frontage through the provision of full height glazing with
a sprandel panel separating the ground floor from the level above. The entrances,
especially the primary entrance at the north-eastern end of the building, have been
appropriately designed to appear as focal parts of the frontage. Notwithstanding this, the
proposed floor plans demonstrate that the proposed canopy’s above the entrances to the
D1/D2 units project a significant distance from the front elevation. A condition of approval
would require additional detail of the proposed canopies to ensure they are acceptable in
design terms. The floor to ceiling height of the ground floor has also been marginally
increased to further distinguish from the upper levels. Overall it is considered that the
ground floor has been adequately expressed to create a robust base to the building.

Overall, the appearance of the building would be modern and the palette of materials
would be modest, seeking to establish its own character in the urban environment, while
respecting the character of nearby buildings. While concerns have been received from
surrounding residents regarding the use of yellow brick, the type of brick would be
secured by way of a condition. The window and doors would include dark grey powder-
coated aluminium. The balconies would include obscured glazed panels. While on
balance the palate of materials is considered acceptable, it is important that the colour
and texture of the brick is appropriate for the scale of the building and the surrounding
area. Furthermore, the additional materials used within the fagade of the building would
have to appropriately relate to the selected tone of brick. Accordingly, the detailed finish of
the external materials would be controlled by way of an appropriate condition.

Overall, it is considered that the contemporary design and appearance of the
development would be a welcomed enhancement of the site, that sits well alongside
surrounding buildings and would make a positive contribution to the wider urban
environment.

Layout and Landscaping
The proposed siting of the building appropriately relates to the surrounding development
and allows for a suitable arrangement of hard and soft landscaping at the front of the site.
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Specifically, it is intended to provide a street level courtyard area to the front of the
commercial unit, along Kenton Road. While this would be predominantly hardstanding, it
is proposed to include soft landscaping to the front of the building and also street trees
along the frontage of the site. Seating areas and bike storage would also be provided.
The successful arrangement of this space is considered to further contribute to the
opening up and activation of this area within the Kenton Road streetscene.

The applicant has also indicated that the Hawthorne Avenue frontage would include tiered
soft landscaping to separate the frontage from the public pavements. The inclusion of
meaningful soft landscaping in this location is imperative to providing an adequate
defensible buffer that would protect the privacy of the ground floor residential units.
Further detail is required by way of condition in regards to the proposed landscaping and
levels of this aspect of the proposal.

An automatic metal bar vehicular gate would be provided at the north-western end of the
Hawthorne Avenue frontage, securing the area to the rear of the building. A self-closing /
self-locking metal pedestrian gate would also be provided. The secured area to the rear of
the site would include 3 parking spaces, 68 cycle spaces within proprietary semi vertical
bike racks and a bin storage area. The parking provision, in terms of quantum, is
considered in detail in following sections of this report. Soft landscaping would also be
provided adjacent the north-eastern boundary.

Refuse for the proposed development would be stored within the vehicular access
undercroft on Hawthorne Avenue. The applicant has not provided any detail in regards to
the proposed refuse collection or service arrangements of the proposed development. A
condition of approval would require further information in this respect.

Given each of the proposed units would be provided with an adequate amount of private
amenity space, it is considered that the layout of the rear of the site is generally
acceptable. Specifically, due to the restricted number of parking spaces, it is considered
that there is an appropriate balance between the amount of hardstanding within the
development and a satisfactory amount of soft landscaping to ensure a high quality
appearance. In terms of layout, the refuse and cycle storage is located in an easily
accessible location, with direct access provided via side entrance to the building. The
applicant has also indicated that defensible planting would be included around the ground
floor private amenity space and also the car parking area. While this is considered
acceptable, further detail will be required in this respect to ensure that the rear of the site
is a workable space that does not result in any conflict in uses that could lead to
undesirable impacts for the future occupiers.

While the general layout of the amenity space and external areas is acceptable, a
condition of approval would require the submission of further details relating to
landscaping, surfacing materials and the proposed boundary treatment.

Viewing Corridor

The application site is located within the Wood Farm ‘wider setting’ viewing corridor. In
this context, the proposed development is required to comply with Policy DM3 ‘Protected
Views and Vistas’. Specifically, DM3B(b) requires the following:

‘Development in the wider setting consultation area (shown in yellow) should form an
attractive element in its own right and preserve or enhance the viewer’s ability to
recognise and to appreciate the landmark’.
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Due to the dated appearance of Churchill Hall, it is considered that at present, the site
does not form an attractive element within its context, nor does it make a positive
contribution to the characteristics and composition of the protected view. In this respect,
the proposal to redevelop the site is welcomed.

As aforementioned, the proposed contemporary design and appearance of the
development is considered to make a positive contribution to the site and surrounding
area. While the building would establish its own character within the surrounding context,
the simple yet legible design of the facades would ensure that the building would not
conflict with the traditional style of surrounding buildings.

Furthermore, given the location of the site from Wood Farm and the relatively modest
height of the building, the proposal is not considered to compromise the views from this
vantage point. Accordingly, no conflict is identified with Policy DM3.

Accordingly, the design approach for the proposed new build and external area is
considered to satisfactorily relate to the surrounding development. The architectural
design would provide a building of appropriate proportions which would sit comfortably
within its surroundings. Subject to the use of robust materials, which would be secured by
conditions, it is considered that the building proposed would accord with policies 7.4.B
and 7.6.B of the London Plan, policy CS1.B of the CS and policy DM1 and DM3 of the
DMP.

Residential Amenity

Policy 7.6B, subsection D, of The London Plan (2015) states that new buildings and
structures should not cause unacceptable harm to the amenity of surrounding land and
buildings, particularly residential buildings, in relation to privacy, overshadowing, wind and
microclimate.

There are no specific policies within the AAP which deal with safeguarding residential
amenity but eludes that development proposals would be required to meet policy DM1 of
the Development Management Policies Local Plan (2013), which seeks to ensure that
“proposals that would be detrimental to the privacy and amenity of neighbouring
occupiers, or that would fail to achieve satisfactory privacy and amenity for future
occupiers of the development, will be resisted”.

Impact on Neighbouring Amenity

The proposed development would introduce 37 residential units to the application
property. It is likely that up to a maximum of 114 people would occupy the proposed flats.
Given the mixed character of the surrounding area and also the location of the site from
Kenton district centre, it is considered that the proposed development would not
unacceptably exacerbate any existing levels of noise and disturbance experienced within
the area. In this respect, any potential amenity impacts of the proposed development
would be limited to the scale and siting of the proposed building.

The applicant has submitted a Sunlight and Daylight Assessment which explores the
potential impact of the proposed development upon the adjoining buildings. The following
buildings were assessed:

Kenton Court

1/1a Hawthorne Avenue

92/92a Hawthorne Avenue
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Kenton Court

Kenton Court is a three-storey residential development adjoining the north-eastern
boundary of the application site. The property is of a traditional design, with a pitched roof
and front bay windows. The property includes an additional building fronting Elmwood
Avenue and a car parking area at the rear, adjacent the north-eastern boundary of the
application property.

As demonstrated on the site plan, the proposed building would not extend forward of the
principle front building elevation of Kenton Court. The north-eastern projection of the
proposed new build would also generally align with the rear elevation of this neighbouring
property. In this respect, the proposed building would not intercept the 45 degree
horizontal splay taken from the nearest corner of this neighbour to the main building.
While it is noted that a small section of the proposed projecting roof terraces would
marginally intersect the 45 degree splay, this would not result in a loss of light to this
neighbour. It is also noted that Kenton Court includes three flank windows located
approximately 6.3m from the flank elevation of the proposed building. The Daylight and
Sunlight Assessment indicates that these windows serve bedrooms. Given the separation
provided to these windows, the assessment confirms that the windows shows full
adherence to the BRE guidelines.

In terms of outlook, it is noted that in addition to the 3 flank wall windows, Kenton Court
includes rear facing bay windows. However, given the L-shape of the proposed building,
which generally aligns with this neighbouring property and includes the bulk of the mass
towards the corner of Kenton Road and Hawthorne Avenue, it is not considered that the
proposed building would appear overly dominant when viewed from Kenton Court.
Furthermore, given the current dilapidated appearance of Churchill Hall, the proposed
new build is considered to represent a visual enhancement of the application premises.

In terms of overlooking, while it is acknowledged that the proposal would introduce flank
wall windows and roof terraces facing this neighbouring property, no undue loss of privacy
would occur. Specifically, the proposed flank elevation located approximately 4.7m from
this neighbour would include obscured glazing to all residential windows. While flank wall
windows to the proposed ground floor D1/D2 unit are proposed, these would overlook a
blank flank wall. Furthermore, given the L-shape of the building, the north-western
projection of the property and the proposed fourth floor would include windows and roof
terraces facing Kenton Court. However, given the separation provided between these
windows and the common boundary (approximately 27m) and also considering that this
part of the building aligns with the car parking area of Kenton Court, no undue overlooking
or loss of privacy would result. Furthermore, in order to reduce the potential for
overlooking to this property, conditions of approval would require further information
regarding the proposed screening to roof terrace and the treatment along the common
boundary.

1/1a Hawthorne Avenue

The rear boundary of the site adjoins 1/1a Hawthorne Avenue, a two-storey semi-
detached dwelling. Specifically, the property comprises two flats, No. 1 at ground floor
and no.1a at first floor. At present, Churchill Hall extends approximately 1.5m from the
common boundary with no.1/1a, at a height of 3 storeys. The existing building also
extends approximately 1.5m forward of the front elevation of this neighbouring property.

At ground floor, a proposed undercroft area, including refuse storage and vehicular
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access to the site, would be located approximately 0.8m from the common boundary with
this neighbour. This part of the building would include a height of 3.0m and would align
with the front elevation of the neighbouring property. The proposal would then extend to
three-storeys (including ground floor undercroft) approximately 2.0m from this boundary.
The rear elevation of this part of the building would generally align with the principle rear
elevation of this neighbour.

While the ground floor of the proposal would intersect the 45 degree splay when taken
from the original rear corner of 1/1a Hawthorne Avenue, given the acceptable height of
this part of the proposal (3.0m), no undue loss of amenity would occur. Furthermore, the
proposed upper floors of the building would not intercept the 45 degree horizontal splay,
with the exception of a small section of the proposed projecting roof terraces. This would
not result in a loss of light to this neighbour. As detailed within the Daylight and Sunlight
Assessment, the proposal represents light gains to the flank and rear facing windows at
this property due to the reduced height and the proposed massing being relocated away
from this common boundary. The report concludes that the flank windows at this property
exceed the BRE guidelines.

Given the proposal significantly reduces the height and massing along the common
boundary with no. 1/1a, it is considered that the proposal would enhance the outlook from
the rear facing windows and rear amenity space of this property.

The proposed siting of the building would not result in an undue harm to this neighbour in
terms of loss of outlook. Specifically, the rear windows and roof terraces facing the
application premises are located a minimum distance of 18m from this boundary. While
some overlooking of the rear amenity space would occur from the upper floor flats, in built
up areas it is accepted that some degree of mutual overlooking would occur given the
compact nature of the urban built form. Notwithstanding this, proposed first floor flat 6
located adjacent the common boundary with no. 1/1a, includes a 4.4m deep roof terrace
which extends beyond the first floor rear elevation of the neighbouring property. While the
proposal plans demonstrate the use of a defensible landscape barrier to restrict
overlooking to this property, a condition of approval would require further details regarding
the screenings of these areas are provided to the LPA for approval prior to development
commencing.

No objections have been received from the occupiers of this property.

92/92a Kenton Road & Properties opposite on Kenton Road

No. 92 Hawthorne Avenue is a two-storey detached property located on the opposite site
of Hawthorne Avenue. A distance of approximately 20 separates the proposed
development from this property. Similarly, a distance of approximately 26.0m separates
the upper floor residential units on the opposite side of Kenton Road. In this respect, no
undue loss of amenity would occur.

While the proposal would have some impact on the visual amenity of surrounding
properties, especially when considering the 5 storey height on the corner of Kenton Road
and Hawthorne Avenue, given the acceptable design and appearance of the proposal, it
is not considered that any undue loss of outlook would occur.

Accordingly, the proposed development would have an acceptable impact on the
amenities of neighbouring occupiers, and would therefore would accord with the aims and
objectives of policies 7.4B and 7.6B of The London Plan (2015), Core Policy CS1B of the
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Harrow Core Strategy (2012), policy DM1 of the Harrow Development Management
Policies Plan (2013), and the adopted SPD: Residential Design Guide (2010).

Future Occupiers

Density, Unit Mix & Room Size

The application site area is 0.19 hectares and it has a public transport accessibility level
(PTAL) score of 5 indicating a very good level of public transport accessibility. Within the
definitions of the London Plan density matrix, the site is considered to have an urban
setting. The proposal, taken as a whole, equates to a density of 194 units per hectare and
of 542 habitable rooms per hectare. These densities fall within the overall matrix ranges
for urban setting sites with PTAL 5, being between 70-260 units per hectare. However, as
noted above, the matrix is only the starting point for considering the density of
development proposals.

The following is a breakdown of the proposed housing mix across the scheme.

Table 2: Detailed Housing Mix

Unit Size No. of Units (Total) % of All Units
1 Bed (2 Person): 8 21.6%
2 Bed (3 Person): 17 45.9%
2 Bed (4 Person): 12 32.4%
Totals: 37 100%

All of the proposed residential units would be flats within the development. The table
above demonstrates that there would be a satisfactory mix of housing types within the
scheme. It is acknowledged that the proposed housing mix within the development
includes a majority of two bedroom, 3 or 4 person units. Whilst it is acknowledged that the
amount of units is significantly weighted to the lower occupancy levels, for a scheme of
this scale and location, which is likely to be attractive to small family or professional
groups, it is considered that the mix and size of units would be appropriate and would
accord with development plan policies.

Room Size

Policy 3.5C of The London Plan requires all new residential developments to provide,
amongst other things, accommodation which is adequate to meet people’s needs. In this
regard, minimum gross internal areas (GIA) are required for different types of
accommodation, and new residential accommodation should have a layout that provides
a functional space. Table 3.3 of The London Plan specifies minimum GlAs for residential
units and advises that these minimum sizes should be exceeded where possible. The use
of these residential unit GIA’s as minima is also reiterated in Appendix 1 of the Residential
Design Guide SPD. This is supported by policy DM1 of the DMP. Further detailed room
standards are set out in the Mayors Housing Supplementary Planning Guidance 2016.

On 25 March 2015 through a written ministerial statement, the Government introduced

new technical housing standards in England and detailed how these would be applied
through planning policy.

The national standards came into effect on 1st October and therefore an application
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submitted at this site would be considered against the new national standards instead of
the current London Plan standards. Furthermore, the imposition of any conditions
requiring compliance with specific policy standards relating to new housing would need to
be considered against the national standards.

These standards came into effect on the 1st of October 2015.

Therefore from October 2015, policy 3.2 (c) requires that table 3.3 to be substituted with
Table 1 of the nationally described space standards, which is set out in the table below.
Policy 3.8 (c) of the London Plan relating to Housing Choice, from the 1 October should
be interpreted as 90% of homes should meeting building regulations M4 (2) — ‘accessible
and adopted dwellings’. Policy 3.8 (d) will require 10% of new housing to meeting building
regulations M4 93) — ‘wheelchair user dwellings’.

Bedrooms | Bed spaces Minimum GIA (sqm) Built —in storage
1 storey 2 storey 3 storey (sam)
dwellings | dwellings | dwellings
1b 1p 39 (37) * 1.0
2p 50 58 1.5
2b 3p 61 70
4p 70 79
3b 4p 74 84 90 2.5
5p 86 93 99
6p 95 102 108
4b 5p 90 97 103 3.0
6p 99 106 112
7p 108 115 121
8p 117 124 130
5b 6p 103 110 116 3.5
7p 112 119 125
8p 121 128 134
6b 7p 116 123 129 4.0
8p 125 132 138
Proposed Flats Gross Internal Private Amenity
floor Area Space
Ground Floor
D1 unit 290sgm
Flat 1 (2 bed, 3 person) (affordable for rent) 65sgm (61sgm) 6sgm
Flat 2 (1 bed, 2 person) (affordable for rent) 51sgm (50sgm) 6sgm
Flat 3 (1 bed, 2 person) (affordable for rent) 54sgm (50sgm) 20sgm
Flat 4 (2 bed, 3 person) (affordable for rent) 67sgm (61sgm) 20sgm
Flat 5 (2 bed, 3 person) (affordable for rent) 70sgm (61sgm) 16sgm
First floor
Flat 6 (2 bed, 4 person) 76sgm (70sgm) 27sgm
Flat 7 (2 bed, 3 person) (shared ownership) 65sgm (61sgm) 6sgm
Flat 8 (2 bed, 4 person) (shared ownership) 74sgm (70sgm) 6sgm
Flat 9(1 bed, 2 person) (shared ownership) 51sgm (50sgm) 6sgm
Flat 10 (2 bed, 4 person) (shared ownership) 76sgm (70sgm) 6sgm
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Flat 11 (2 bed, 3 person) (shared ownership) 64sgm (61sgm) 6sgm
Flat 12 (2 bed, 4 person) (shared ownership) 76 sgm (70sgm) 6sgm
Flat 13 (1 bed, 2 person) (shared ownership) 54sgm (50sgm) 6sgm
Flat 14 (2 bed, 3 person) (shared ownership) 67sgm (61sgm) 6sgm
Flat 15 (2 bed, 3 person) (shared ownership) 65sgm (61sgqm) 6sgm
Second Floor

Flat 16 (2 bed, 4 person) 76sgm (70sgm) 12sgm
Flat 17 (2 bed, 3 person) 65sgm (61sgm) 6sgm
Flat 18 (2 bed, 4 person 74sgm (70sgm) 6sgm
Flat 19 (1 bed, 2 person) 51sgm (50sgm) 6sgm
Flat 20 (2 bed, 4 person) 76sgm (70sgm) 6sgm
Flat 21 (2 bed, 3 person) 64sgm (61sgqm) 6sgm
Flat 22 (2 bed, 4 person) 76sgm (70sgm) 6sgm
Flat 23 (1 bed, 2 person) 54sgm (50sqm) 6sgm
Flat 24 (2 bed, 3 person) 67sgm (61sgm) 6sgm
Flat 25 (2 bed, 3 person) 65sgm (61sgm) 6sgm

Third Floor

Flat 26 (2 bed, 2 person 68sgm (61sgm 6sgm

Flat 27 (2 bed, 4 person 74sgm (70sgm 6sgm

Flat 28 (1 bed, 2 person 51sgm (50sgm 6sgm

Flat 29 (2 bed, 4 person 76sgm (71sgm 6sgm

Flat 31 (2 bed, 4 person 76sgm (70sgm 6sgm

Flat 32 (1 bed, 2 person 54sgm (50sgm 6sgm

Flat 33 (2 bed, 3 person 67sgm (61sgm 6sgm

) ( )
( ) ( )
( ) ( )
( ) ( )

Flat 30 (2 bed, 3 person) 64sgm (61sgm) 6sgm

( ) ( )
( ) ( )
( ) ( )

) ( )

Flat 34 (2 bed, 3 person 68sgm (61sgm 20sgm

Fourth Floor

Flat 35 (2 bed, 4 person) 76sgm (70sgm) 28sgm
Flat 36 (2 bed, 3 person) 66sgm (61sgm) 6sgm
Flat 37 (2 bed, 3 person) 67sgm (61sgm) 36sgm

The proposal demonstrates that each of the units would meet the respective minimum
GIA standards and also the internal space standards for individual rooms.

Layout, Stacking and Privacy

The proposed development includes 290sgm of Class D1 floorpsace, extending along the
buildings front elevation within Kenton Road. While the internal configuration of this space
has not been demonstrated within this application, this is considered acceptable as the
proposed layout would be subject to the requirements of the future user/s. Furthermore,
the flexibility in the internal arrangement would ensure that this space was available to a
range of D1 uses.

This D1 floorspace would be accessed via two entrances along the front elevation of the
building. No internal access would be provided to this unit. A courtyard with areas of soft
landscaping, seating and cycle parking would be located to the front of the D1 unit. Given
the arrangement and access to this space, there would be no conflict which would impact
the standard of accommodation of the future occupiers of the residential units.

The primary access to the residential units would be located along the Hawthorne Avenue
elevation. An additional access would be provided at the north-western end of the
building, towards the cycle / car parking and refuse storage areas. A centrally located lift
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and stairwell would provide access to the upper floors. While the layout of the building
requires that the main circulation areas, in particularly the ground floor, would need to be
artificially lit and mechanically vented, overall, the internal circulation areas would achieve
a good standard of layout for the future occupiers of this development.

The proposed residential accommodation would comprise 5 affordable rented units on the
ground floor and 9 shared ownership units on the first floor. No issues arise in this
respect.

In terms of the layout and relationship between the proposed flats, despite some minor
conflicts identified between the horizontal stacking of the units, on balance the layout
would not result in an undue level of noise and disturbance to the future occupiers.

The layout of the building would provide adequately lit units with an acceptable level of
outlook. However, given the constraints of the proposed design of the building and the
size of the proposed units, it is noted that over half of the units would be single aspect.
Whilst the preference would be for dual aspect units, the proposed layout and orientation
of the single aspect units are considered to receive adequate levels of natural daylight
and an acceptable level of outlook. The applicant has submitted a Daylight Sunlight
Assessment prepared by Anstey Horne, which concludes that of the representative
selection of proposed units tested, all of the rooms would exceed the minimum targets as
set out in the BRE guidelines.

In terms of the privacy of individual units, it is acknowledged that the L shape footprint of
the proposed building has the ability to give rise to overlooking between the rear facing
windows and terraces. However, given the layout of the building and internal arrangement
of the flats, overlooking between the habitable rooms of these units would occur at
oblique angles only, and would not result in direct overlooking. Where rear facing
windows are oriented towards the roof terraces of other units, it is considered that privacy
to these areas could be maintained through the inclusion of privacy screens.

Furthermore, it is noted that the ground floor rear facing windows and private amenity
areas to flats 3, 4 and 5 adjoin communal areas and therefore the level of privacy
maintained to these windows would, to some degree, be affected. It is acknowledged that
this relationship it not uncommon in flatted developments and would not result in a
substandard level of accommodation to these residents. Notwithstanding this, in order to
protect the privacy of these units, the proposal plans demonstrate the inclusion of 1.5m
high metal grille fencing and creeper planting. Similarly, the proposal plans demonstrate
low ground cover planting to the front of the ground floor private amenity areas fronting
Hawthorne Avenue. While this form of defensible planting is considered acceptable,
further detail is required in this respect to ensure that the defensible barrier to sufficient in
protecting the privacy of these residents.

In terms of private amenity space, all balconies within the front elevation of the building
would be recessed and in general, the return stepped element of these balconies would
provide screening for these private amenity areas. As previously discussed, the projecting
rear balconies would include obscured privacy screens. Where there are instances when
ground floor private amenity spaces adjoin, these would be provided with privacy screens
to protect the privacy of the occupiers of each respective unit. The detail for the privacy
screens will be conditioned to ensure that an appropriate form of material is used and that
the correct level of obscurity is achieved.
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Outdoor Amenity Space

Policy DM1 of the DMP seeks to inter alia ensure that development proposals provide an
appropriate form of useable outdoor space. This is further reinforced under paragraph
4.64 of the SPD requires that residential development should provide appropriate amenity
space. In case of town centre locations, alternative forms of outdoor amenity such as
balconies should be explored.

The proposal includes a small landscaped area to the rear of the building, given the layout
and scale of this area, which, though not substantial in scale, offers a private amenity
area for residents. In addition, each of the units would have access to a private amenity
area in the form of a roof terrace. The terraces would all meet or exceed the minimum
5sgm set out in the Mayors SPG and each is shown to have a minimum width and depth
of 1.5m. Given the location of the property and the proposed scale of the residential units,
it is considered that roof terraces are an appropriate form of amenity space for the future
occupiers.

In conclusion, subject to the imposition of appropriate planning conditions
aforementioned, it is considered that the proposed development would provide an
acceptable standard of accommodation for the future occupiers, in compliance with
policies 7.4B and 7.6B of The London Plan (2015), policies DM1 and DM30 of the DMP
and the Council’s adopted Supplementary Planning Document ‘Residential Design Guide
(2010)’ in that respect.

Accessibility

Policy DM2 of the DMP and policies 3.5 and 3.8 of The London Plan (2015) seek to
ensure that all new housing is built to ‘Lifetime Homes’ standards. Furthermore, The
London Plan policy 7.2 requires all future development to meet the highest standards of
accessibility and inclusion.

Policy CS1.K of the Harrow Core Strategy requires all new dwellings to comply with the
requirements of Lifetime Homes. Supplementary Planning Document Accessible Homes
2010 (SPD) outlines the necessary criteria for a ‘Lifetime Home’.

While the above policies require compliance with Lifetime Home Standards, in October
2015 these standards were replaced by New National Standards which require 90% of
homes to meet Building regulation M4 (2) - ‘accessible and adaptable dwellings’.

The Design and Access Statement has confirmed that the common areas within the
building, including the stairwells corridors and lobbies, will be designed to comply with
Lifetime Homes and Wheelchair standards. Level access would be provided to the D1 unit
and the residential properties. While objections have been received from surrounding
residents in regards to the lack of wheelchair units provided, the applicant has indicated
that all of the proposed flats would comply with Lifetime Homes Standards and would be
wheelchair adaptable.

While compliance with the Lifetime Homes Standards is acknowledged, a condition of
approval is required to ensure that the proposed development would meet regulation M4
(2) of the building Regulations which would secure an appropriate standard for future
occupiers and make the units accessible to all.

Accordingly, subject to compliance with this condition, it is considered that the proposed
accommodation would be satisfactory and as such would comply with policy 3.5 of The
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London Plan (2015), standard 5.4.1 of the Housing SPG (2012).

Affordable Housing

Policy CS1.J of the Harrow Core Strategy 2012 sets an aim for 40% of new housing
development in the borough to be affordable housing and states that the Council will seek
the maximum reasonable amount of affordable housing on all development sites with a
capacity to provide for ten or more units having regard to various criteria and the viability
of the scheme. Such requirements are in line with London Plan policy 3.12.A/B which
requires the maximum reasonable level of affordable housing to be provided. The
reasoned justification to policy 3.12.A/B of The London Plan 2015 states that boroughs
should take a reasonable and flexible approach to securing affordable housing on a site
by site basis. As noted under section 1 of the appraisal, the consolidated London Plan
2015 designates Harrow and Wealdstone as an Opportunity Area and seeks to increase
the minimum annual housing target for Harrow from 350 to 593 per annum.

Policy 3.11A of The London Plan sets out that of the 60% of the affordable housing
should be for social and affordable rented accommodation and 40% for intermediate rent
or sale of the overall affordable housing provision on any given development site. Policy
3.11B sets out that individual boroughs should set out in their LDF the amount of
affordable housing provision needed.

Having regard to Harrow’s local circumstances, Policy CS1 (J) of the core Strategy sets a
Borough-wide target for 40% of all homes delivered over the plan period (to 2026) to be
affordable, and calls for the maximum reasonable amount to be provided on development
sites having regard to the following considerations:

The availability of public subside;

The housing mix;

The provision of family housing;

The size and type of affordable housing required:;

Site circumstances/ scheme requirements;

Development viability; and,

The need to meet the 40% Borough-wide target.

Policy DM24 (Housing mix) of the Development Management Policies Local Plan
document supports proposals that secure an appropriate mix of housing on site. The
policy undertakes to have regards inter alia to the target mix for affordable housing set out
in the Planning Obligations SPD and the priority to be afforded to the delivery of
affordable family housing.

The proposed development would provide 37 residential units within the site. Policy 3.13A
(Affordable Housing Thresholds) of the London Plan (2015) requires that any
development which has the capacity to provide 10 or more homes should provide an
affordable housing contribution, Core Strategy policy CS1J states that ‘the council will aim
for a borough-wide affordable housing target of 40% of the housing numbers delivered
from all sources of supply across the Borough. Policy CS1.J goes on to say that the
Council will seek the maximum reasonable amount of affordable housing on all
development sites having regard to a number of criteria, including development viability.

The development proposed here would contribute towards the housing stock and
increase the choice of housing in the borough and would therefore find some support in
policies 3.5 and 3.8 of The London Plan as detailed above.
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The Council recognise that not in all circumstances is it viable to provide affordable
housing targets within a scheme. Where this cannot be provided on site, a robust viability
assessment must be provided to demonstrate that the proposed scheme cannot viably
provide this requirement. The proposed development initially offered a zero provision of
affordable housing to the boroughs stocks. The submitted information has been robustly
tested and independently reviewed to ensure that the zero provision of affordable housing
is the maximum reasonable affordable housing that can be made as part of the proposed
scheme.

The independent assessment of the Financial Viability Assessment concluded that the
proposed scheme could indeed reasonably provide an affordable housing contribution,
contrary to what was detailed within the applicant’s appraisal. The independent review
concluded that the proposed development could reasonable provide 17 units (44%) as an
affordable housing contribution, though this level included 3 additional units to the final
scheme. Negotiations with the applicant and amendments to the provision of the D1
floorspace / residential units have since resulted in an agreement of 14 units been offered
as affordable units, representing 37.8% of the overall housing scheme. Specifically, the
affordable units would include 5 affordable rented units and 9 shared ownership units:

Flat 1 (2-bed, 3 person): affordable rent;

Flat 2 (1-bed, 2 person): affordable rent

Flat 3 (1 bed, 2 person): affordable rent:

Flat 4 (2 bed, 3 person): affordable rent;

Flat 5 (2 bed, 3 person): affordable rent;

Flat 7 (2 bed, 3 person): shared ownership;
Flat 8 (2 bed, 4 person): shared ownership;
Flat 9 (1 bed, 2 person): shared ownership;
Flat 10: (2 bed, 4 person): shared ownership;
Flat 11 (2 bed, 3 person): shared ownership;
Flat 12 (2 bed, 4 person): shared ownership;
Flat 13 (1 bed, 2 person): shared ownership;
Flat 14 (2 bed, 3 person): shared ownership; and,
Flat 15 (2 bed, 3 person): shared ownership.

As noted above, the London Plan contains a target mix of 60% affordable rent and 40%
intermediate products over the life of the plan. Accordingly, if the scheme delivered a
policy compliant tenure split, this would give 8 affordable rent and 6 shared ownership. It
is noted that this split allows the affordable rented units to be provided at ground floor,
with the shared ownership are grouped together at first floor. This arrangement is
considered to deliver the optimum level of affordable housing to enable the successful
management of the building, as there should not be a conflict between tenure mix. In
addition, a requirement to provide a revised tenure split would depress the overall level of
affordable housing that could be provided. It is considered that the affordable housing
offer proposed, subject to appropriate mechanisms to secure its provision through the
s106 agreement, would be consistent with the objective of maximising affordable housing
output from the site.

Based on the above factors, it is considered that the development would accord with
policies 3.11 and 3.12.A/B of The London Plan 2015, policy CS1.J of the Harrow Core
Strategy 2012 and policy DM24 and DM50 of the Harrow Development Management
Policies Local plan (2013) and Supplementary Planning Document Planning Obligations
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and Affordable Housing (2013).

Parking, Access & Servicing

The NPPF recognises that transport policies have an important role to play in facilitating
sustainable development but also contribute to wider sustainability and health objectives.
It further recognises that different policies and measures will be required in different
communities and opportunities to maximise sustainable transport solutions will vary from
urban to rural areas. London Plan policy 6.3 states that ‘development proposals should
ensure that impacts on transport capacity and the transport network, at both a corridor
and local level, are fully assessed’. Policies 6.9 and 6.10 relate to the provision of cycle
and pedestrian friendly environments, whilst policy 6.13 relates to parking standards.
Core Strategy policy CS1.Q seeks to ‘secure enhancements to the capacity, accessibility
and environmental quality of the transport network’, whilst policy CS1.R reinforces the
aims of London Plan policy 6.13, which aims to contribute to modal shift through the
application of parking standards.

In support of the current planning application a Transport Statement has been submitted
in an attempt to demonstrate that the proposed development would not unacceptably
harm the safety and free flow of the public highway. An additional document has been
prepared by EAS in response to the comments raised by the local residents and the
objection raised by Brent Council. Specifically, Brent Council raised an objection on the
grounds that the proposal would likely lead to excessive overspill on nearby streets within
the remit of Brent Council, to the detriment of free and safe flow of traffic.

The proposed development would result in the demolition of the existing community hall
and loss of the car parking area to the front of the site to make way for the new build. Two
dropped kerbs on Hawthorne Avenue and Kenton Road serve the existing car parking
area. It is proposed to provide 3 on-site parking spaces to the rear of the site to serve the
37 flats and the commercial unit. It is proposed to relocate the current vehicular access on
Hawthorne Avenue, approximately 40m from the junction with Kenton Road. The existing
crossover on Kenton Road would be closed up. While the relocation of the crossover on
Hawthorne Avenue is accepted in principle, this would be subject to approval from the
Highways department following the grant of planning permission.

The applicant has shown the provision of secure cycle storage (68 spaces) for the
occupiers of the residential units in line with the requirements of the London Plan. 5
additional spaces have been provided for the D1 use at the front of the site. While the
proposed locations of the cycle storage are considered to be acceptable, further details
regarding the cycle shelter would be required by way of a condition of approval. The
proposed provision of cycle parking is considered to support the London Plan’s desire for
achieving a model shift away from private car ownership.

It is noted that a number of objections have been received in terms of the proposed
quantum of parking spaces and the potential impact this would have on the surrounding
area in terms of overspill of vehicles. The residents of EImwood Avenue and some
residents of Hawthorne Avenue have expressed concerns that on-street parking is
already at capacity. However, in accordance with the aforementioned London Plan and
Borough policies, in general, within locations that have a high level of accessibility to
public transport, a car free development would be highly supported. In this respect, given
the site’s PTAL of 5, the proposed allocation of 3 on-site parking spaces is in line with
policy. The proposed car parking spaces would include one car club space and two
wheelchair accessible spaces, one serving the residential use and the other serving the
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commercial use. An electrical car charging point would also be provided. The Council’'s
Highways Officer has confirmed that the provision and allocation of parking is considered
acceptable. Transport for London has also confirmed that no objection is raised in regards
to the proposed quantum of on-site parking.

In term of Brent Council’s objection to the scheme, the Highways Officer has confirmed
that ordinarily they would support a mainly car free planning application for a residential
lead scheme. However, in this circumstance there is no CPZ (controlled parking zone) in
the vicinity (in Brent) and this area is already under pressure from commuter parking from
Northwick Park tube station.

In response to this, a parking survey was undertaken by EAS Transport Planning Ltd. In
order to assess the likely impact on local roads, the study determined the likely car
ownership of the proposed development. In order to do this, the study utilised data from
the 2011 census which gives car ownership in the surrounding area. Based on this data, it
is assumed that car ownership at the development would be 11 / 12 cars. As 1 car
parking space is provided for the residents, it can be assumed that 10 cars may overspill.

A parking survey was then undertaken on two separate nights, mid-week. The survey
included surrounding roads within both the London Borough of Harrow and Brent. The
study concluded that approximately 11 spaces would be available over-night in
Hawthorne Avenue, with additional spaces available within a 200m radius of the site. The
availability of street parking therefore exceeds the amount of car ownership based on the
2011 census data of surrounding residential developments.

Notwithstanding this, it is acknowledged that the 2011 census data is based on car
ownership for flatted development where the residents would have access to parking
permits, on-site parking areas, no car club and probably minimal cycle parking. By
contrast, the proposed development would be sold on the basis that there is limited on-
site parking, there is free membership to a car club located on the site, they would not
have access to a parking permit and they have secure cycle parking. Given these factors,
it is likely that car ownership would be significant lower than that established using the
2011 census data.

Comments received in response to the parking survey question why the survey was
undertaken during the night only, as this only considers vehicles used to travel to work
and does not take into consideration car ownership for leisure purposes. The reason for
this, as discussed within the survey, is owing to the parking restrictions within the
surrounding area. Specifically, parking restrictions are in force on the surrounding roads
between 11:00-12:00 Monday to Friday. As the residents of the development would not
have the option of applying for parking permits, they would not be able to park their cars
on the streets during the working day. In this context, it is considered that only those
people who fundamentally have to own a car would chose to do so and these would be
people who have to own a car for their journey to work. For this reason, the parking
survey was undertaken during evening hours.

The Highways Officer from Brent confirmed that the parking survey provided some
comfort that any potential overspill could be accommodated on the surrounding roads
before overspilling as far as Rushout Avenue. Notwithstanding this, given Rushout
Avenue and the surrounding streets are not located within a CPZ, it was considered that
any overspill from the development would have the potential to add parking demand in
Rushout Avenue and as such, the initial objection to the scheme was upheld. While these
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concerns are acknowledged, it is considered that the absence of a CPZ demonstrates
that the existing demand for parking on these streets is not at a level which warrants
regulation in terms of a CPZ. In this context, and as agreed by Brent, should the proposed
development add to parking pressure on these streets, a CPZ could be introduced (by
Brent Council on their road network) to control demand.

As aforementioned, it is considered that as the development would be sold on the basis
that there is limited on-site parking, the residents would not have access to a parking
permits, but would have free access to the car club and sufficient cycle storage. In this
context and also given the highly accessible location of the site, it is considered that these
factors would deter car owners from purchasing units within the proposed development. In
this respect, and in accordance with the findings of the EAS Parking Survey, the actual
car ownership at the development site is expected to be low and would not result in a
significant demand on surrounding street parking.

Accordingly, it is considered that subject to a condition restricting the occupiers from
applying for parking permits, the potential overspill of vehicles on surrounding streets,
would be not result in a significant strain on surrounding parking.

Accordingly, while the concerns of surrounding residents have been acknowledged, it is
considered that the development would not result in any significant increase in traffic
movements from the site or unreasonable impacts on highway safety and convenience
and subject to safeguarding conditions would therefore accord with policies DM26 and
DM42 of the DMP (2013).

Development and Flood Risk

The site is located within a Critical Drainage Area and therefore, the Council’s Drainage
Team has also advised that the detailed drainage design be secured by condition. In this
regard, and subject to the imposition of suitable conditions, the proposal would give rise to
no conflict with the above stated policies.

Sustainable Build and Design

Policy 5.1 of The London Plan (2015) seeks to achieve an overall reduction in London’s
carbon dioxide emissions of 60 per cent by 2025. For ‘major’ developments (i.e. 10 or
more dwellings) Policy 5.2A/B of The London Plan (2015) sets out the ‘lean, clean, green’
approach to sustainability, which is expanded in London Plan policies 5.3A, 5.7B, 5.9B/C,
5.10C and 5.11A. The London Plan carbon dioxide reduction target for residential and
non-domestic buildings during the period 2013-2016 is to achieve a 40% improvement on
the 2010 Building Regulations (BR) (which equates to 35% above 2013 BR).

The applicant has submitted an Energy Statement prepared by Eco-Services. The
methodology for the proposed Energy Statement accords with the hierarchy set out within
the London Plan and demonstrates how the minimum savings in carbon emissions
against the Building Control targets would be achieved on site. The Energy Statement
provides a number of options that could be utilised on site to meet the 35% carbon
reduction above the BR 2013 standards. It is concluded that a mixture of both fabric and
the use of photovoltaic panels would be used to ensure that this reduction would be met
by the development. Officers consider that the findings of the Energy Statement are fair
and would accord with the development plan policies.

It is therefore considered that subject to a condition requiring the recommendations within
the Energy Statement report to be implemented within the development, the proposal
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would accord with the policies listed above. Conditions to this effect have been
recommended.

Statement of Community Involvement

The NPPF, Localism Act and the Council's Statement of Community Involvement
encourage developers, in the cause of major applications such as this to undertake public
consultation exercise prior to submission of a formal application.

The Council also sent out letters of consultation to local residents in the surrounding area
inviting them to make representations on the proposed development.

The applicant has sought to encourage public consultation in respect the proposal in line
with the guidance set out in the NPPF and the Localism Act.

Planning Obligations

The heads of terms of the section 106 agreement have been set out above. These are
considered necessary to make the application acceptable, in accordance with policy 3.2 of
The London Plan 2015 and policies CS1.Z/AA and CS2.Q of the Harrow Core Strategy
2012.

Equalities

Section 149 of the Equalities Act 2010 created the public sector equality duty.

Section149 states:-

(1) A public authority must, in the exercise of its functions, have due regard to the need to:
(a) eliminate discrimination, harassment, victimisation and any other conduct that is
prohibited by or under this Act;

(b) advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it;

(c) foster good relations between persons who share a relevant protected characteristic
and persons who do not share it.

When making policy decisions, the Council must take account of the equality duty and in
particular any potential impact on protected groups. It is not considered that there are any
equality impacts as part of this application.

S17 Crime & Disorder Act 1998
Policies 7.3.B and 7.13.B of The London Plan and policy AAP 4 of the AAP require all
new developments to have regard to safety and the measures to reduce crime in the
design of development proposal.

The applicant has not specifically referred to the prevention of crime in the design
proposal, other than that the proposal would be built to Secure by Design principles. The
main entrances to the building would benefit from natural surveillance. While gates would
control the public pedestrian route and vehicular access through the site, no details have
been provided regarding the restricted access to these entrances. Furthermore, given the
secondary entrance at the rear of the building, it is considered that the pathway to this
access would need to include some form of lighting.

Accordingly, it should be demonstrated that the development would accord with ‘Secured
by Design’ principles of the New Homes Guide 2014. It is considered that this requirement
could be secured by condition. Accordingly, and subject to a condition, it is considered
that the proposed development would not increase crime risk or safety in the locality,
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thereby according with the policies stated above.

Consultation Responses

The proposal is an over development of the site that would place a strain on local
services.

The proposed redevelopment to provide 37 units is considered appropriate in the
context of surrounding development and the location of the site within a town centre.
All of the proposed units meet the minimum floor space standards and the proposed
density is within London Plan standards.

The architectural design of the building is not in keeping with the traditional character
of the surrounding area.

The appearance of the proposal would be modern and the palette of materials would
seek to compliment the nearby buildings, but at the same time establish their own
character in the urban environment. The building proposed would accord with policies
7.4.B and 7.6.B of the London Plan, policy CS1.B of the CS and policy DM1 of the
DMP. Please refer to section 2 for further discussion.

The proposed flat roof should be replaced with a pitched roof.
Given the scale and architectural vernacular of the proposed building, the use of a flat
roof is considered acceptable. Please refer to section 2 for further discussion.

The proposed five storey height would be visually obtrusive and is not in keeping with
the surrounding area. The building should be restricted to 3 storeys.

Given the corner location of the site within close proximity to the Kenton District Centre
and also when considering the appropriate design of the proposal, the height and
proportions of the new build are considered acceptable. Please refer to section 2 for
further discussion.

The use of yellow brick is inappropriate.

A condition of approval requires the submission of details and samples of the
proposed materials. Further consideration of the materials will be considered at this
stage.

The proposal would result in a loss of a community facility.
As discussed within section 1 of this report, the proposal meets the criteria of Policy
DM47(B). Please refer to section 1 of this report for further discussion.

No information has been provided regarding the use of the D1 unit or the internal
floorplan. The plans do not demonstrate any amenities or kitchen facilities for the unit.
The proposal plans demonstrate the indicative floors pace of the D1 unit. Specific
details of the internal arrangement have not been provided. It is considered that the
internal layout of the unit would be determined based on the requirements of future
tenants, once they are known. Given the stage of the development (prior to the grant
of planning permission), it would be unrealistic to expect the developer to have
secured an end user at this time.

The proposal includes an inadequate provision of parking that would have a huge
impact on street parking.

The D1 unit would significantly increase traffic flow.

Parking should be provided at a rate of 1 space per unit.
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e The Parking Survey is biased and does not take into consideration cars that are used
for leisure purposes and not for commute to work.
The Highways Authority and TFL have raised no objection to the proposal.
Please refer to section 6 of this report for further discussion.

e The proposal lacks area of open space and the provision of wheelchair units.
Given each of the units would be served by private amenity space, the provision of
open space within the proposal is considered to be acceptable. The applicant has
indicated that all flats would meet Lifetime Home standards and would be wheelchair
adaptable.

e The height of the proposal would have an impact on daylight and sunlight of
surrounding properties.
The applicant has prepared a Daylight / Sunlight assessment that indicates that the
proposal meets the BRE standards and as such, no undue harm would result to the
surrounding properties in terms of loss of light.

e The proposal would reduce the visual amenity and block views from surrounding
properties.
Given the design, siting and massing of the proposed new build, it is not considered
that the proposal would result in an undue loss of outlook to surrounding properties.
Please refer to section 3 of this report for further detail.

e There has been inadequate consultation of the planning application.
Upon receipt of the planning application, neighbour notification letters were sent to
properties adjoining and opposite the application site. A site notice was also erected at
the site. An additional round of neighbour consultation letters and an amended site
notice was erected to notify the surrounding residents of the amendments to the
scheme. Accordingly, the consultation undertaken exceeds the statutory requirements.

e The Harrow website planning search indicates the incorrect location of the site.

e This is a link to google maps which provides an ‘approximate location of the site’. This
is not part of the Harrow Council website. It is noted that this site has been correctly
identified on all site plans.

CONCLUSION

The proposed redevelopment of the site would provide a residential development which
would contribute towards the Boroughs housing requirements. The loss of the community
facility and proposed provision meets the criteria of Policy DM47(B) of the DMP.

The redevelopment of the site would enhance the urban environment in terms of material
presence, attractive streetscape and makes a positive contribution to the local area, in
terms of quality and character. The proposal would provide appropriate living conditions
which would be accessible for all future occupiers of the development.

The layout and orientation of the buildings and relationship with neighbouring properties is
considered to be satisfactory to protect the amenities of the neighbouring occupiers.

For these reasons, weighing up the development plan policies and proposals, and other
material considerations including comments received in response to notification and
consultation as set out above, this application is recommended for grant.
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CONDITIONS

1 The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON: To comply with the provisions of Section 92 of the Town and Country Planning
Act 1990.

2 The development hereby permitted shall be carried out in accordance with the following
documents and plans: 99; 110; 101K; 102K; 103K; 104K; 105K; 107F; 108F; 109D;
TPP/WNCCHAH/010 A; Design & Access Statement; Transport Statement; EAS Parking
Survey; Energy Statement; Planning Statement; Daylight & Sunlight Assessment;
Sustainable Drainage Statement; Arboriculture Report.

REASON: For the avoidance of doubt and in the interests of proper planning.

3 Notwithstanding the approved drawings, the 290sgm ground floor unit, fronting Kenton
Road, shall only be used for the following purposes without the prior written approval of
the local planning authority; Use Class D1 (Clinics, Health Centres, Museums, Public
Libraries, Art Gallery, Law Court); and/or D2 (Gymnasium) of the Schedule to the Town
and Country Planning (Use Classes) Order 1987 (or in any provision equivalent to that
class in any statutory instrument revoking and re-enacting that order with or without
modification).

REASON: To protect the amenity of future and existing residential occupiers, and to
protect the use of the ground floor of the approved development as commercial floor
space in accordance with policies DM1 and DM31 of the Harrow Development
Management Policies Local Plan (2013).

4 Notwithstanding the details shown on the approved drawings, the development hereby
approved shall not progress beyond 150mm above ground level until samples of the
materials (or appropriate specification) to be used in the construction of the external
surfaces noted below have been submitted to, provided on site, and agreed in writing by,
the local planning authority:

a) facing materials for the building, including brickwork and spandrel detail

b)  windows/ doors

c) boundary fencing including all pedestrian/ access gates
d) ground surfacing

e) external materials of the proposed bin and cycle storage
f) external seating

The development shall be carried out in accordance with the details so agreed and shall
be retained as such thereafter.

REASON: To safeguard the appearance of the locality and to ensure a satisfactory form
of development in accordance with policy 7.4B of The London Plan 2015, policy CS.1B of
the Harrow Core Strategy and policy DM1 of the Development Management Policies
Local Plan 2013. Details are required PRIOR TO THE COMMENCEMENT OF
DEVELOPMENT BEYOND 150MM ABOVE GROUND LEVEL to ensure a satisfactory
form of development and avoid potentially unenforceable conditions.

5 Notwithstanding the details shown on the approved drawings, the development hereby
permitted shall not progress beyond 150mm above ground level until there has been
submitted to and approved in writing by the Local Planning Authority:

i) detailed sections at metric scale 1:20 through all external reveals of the windows and
doors on each of the elevations;
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i) sections and elevations of the parapet detail and roofline of the proposed building

iii) detailed sections and elevations of the proposed ground floor entrance canopies.

The development shall be completed in accordance with the approved details and shall
thereafter be retained.

REASON: To enhance the appearance of the development and safeguard the character
and appearance of the area, in accordance with policy 7.4.B of The London Plan 2015
and policy DM1 of The Development Management Policies Local Plan 2013. Details are
required PRIOR TO THE COMMENCEMENT OF DEVELOPMENT BEYOND 150MM
ABOVE GROUND LEVEL to ensure a satisfactory form of development and avoid
potentially unenforceable conditions.

6 The development hereby approved shall not progress beyond 150mm above ground
level until further details regarding servicing and refuse collection have been submitted to,
and approved in writing by, the local planning authority. The development shall be
implemented in accordance with the approved details.

REASON: To minimise the impacts of refuse collection upon the amenities of
neighbouring occupiers, in accordance with Policy DM1 of the Local Plan, and to ensure
that development does not adversely affect safety on the transport network in accordance
with Policy 6.3 of the London Plan and Policy DM43 of the Local Plan.

Details are required PRIOR TO COMMENCEMENT OF DEVELOPMENT to ensure a
satisfactory form of development.

7 The refuse bins shall be stored at all times in the designated refuse storage area, as
shown on the approved drawing plans.

REASON: To enhance the appearance of the development and safeguard the character
and appearance of the area, in accordance with policies 7.4.B of The London Plan 2015
and policy DM1 of The Development Management Policies Local Plan 2013.

8 The development hereby permitted shall be constructed to the specifications of:

“Part M, M4 (2), Category 2: Accessible and Adaptable Dwellings” of the Building
Regulations 2013 and thereafter retained in that form.

REASON: To ensure that the development is capable of meeting ‘Accessible and
Adaptable Dwellings’ standards in accordance with policies 3.5 and 3.8 of The London
Plan 2015, policy CS1.K of The Harrow Core Strategy 2012 and policies DM1 and DM2 of
the Development Management Policies Local Plan 2013.

9 No development shall take place, including any works of demolition, until a

Construction Method Statement & Logistics Plan has been submitted to, and approved in

writing by, the local planning authority. The Method Statement shall provide for:

detailed timeline for the phases and implementation of the development

demolition method statement

the parking of vehicles of site operatives and visitors;

loading and unloading of plant and materials;

storage of plant and materials used in constructing the development;

measures to control the emission of dust and dirt during construction; and

) scheme for recycling/disposing of waste resulting from demolition and construction
works.

ecooooe

The development shall be carried out in accordance with the approved Method Statement
& Logistics Plan, or any amendment or variation to it as may be agreed in writing by the
local planning authority.

REASON: To minimise the impacts of construction upon the amenities of neighbouring
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occupiers, in accordance with Policy DM1 of the Local Plan, and to ensure that
development does not adversely affect safety on the transport network in accordance with
Policy 6.3 of the London Plan and Policy DM43 of the Local Plan.

Details are required PRIOR TO COMMENCEMENT OF DEVELOPMENT to ensure a
satisfactory form of development.

10 The development hereby approved shall not commence beyond 150mm above
ground level, until details of works for the disposal of surface water, including surface
water attenuation and storage, have been submitted to, and agreed in writing by, the local
planning authority. The submitted details shall include green roofs, storage tanks,
investigation of (and, if feasible, proposals for) rainwater harvesting and measures to
prevent water pollution. The development shall be carried out in accordance with the
details so agreed and shall be retained as such thereafter.

REASON: To ensure that the development achieves an appropriate greenfield run-off
rate in this critical drainage area and to ensure that opportunities drainage measures that
contribute to biodiversity and the efficient use of mains water are exploited, in accordance
with London Policies 5.11, 5.13 & 5.15 of the London Plan (2015) and policies DM1, DM9
& DM10 of the Harrow Development Management Local Policies Plan (2013). Details are
required PRIOR TO THE COMMENCEMENT OF DEVELOPMENT BEYOND 150MM
ABOVE GROUND LEVEL to ensure a satisfactory form of development and avoid
potentially unenforceable conditions.

11 The development hereby approved shall not commence beyond 150mm above
ground level until a foul water drainage strategy, detailing any on and/or off site works that
may be needed to dispose of foul water from the development and to safeguard the
development from foul water flooding, has been submitted to and agreed in writing by the
local planning authority. The development shall not be occupied until the drainage
strategy, including any on and/or off site works so agreed, has been implemented.
REASON: To ensure that there would be adequate infrastructure in place for the
disposal of foul water arising from the development, in accordance with Policy 5.14 of the
London Plan (2015) and Harrow Core Strategy Policy CS1, and to ensure that the
development would be resistant and resilient to foul water flooding in accordance with
policies DM1, DM9 & DM10 of the Harrow Development Management Local Policies Plan
(2013). Details are required PRIOR TO THE COMMENCEMENT OF DEVELOPMENT
BEYOND 150MM ABOVE GROUND LEVEL to ensure a satisfactory form of development
and avoid potentially unenforceable conditions.

12 The development hereby approved shall not progress beyond 150mm above ground
level until a scheme for the hard and soft landscaping of the development, to include
details of the planting, hard surfacing materials, raised planters and external seating, has
been submitted to, and agreed in writing by, the local planning authority. Soft landscaping
works shall include: planting plans (at a scale not less than 1:100), written specification of
planting and cultivation works to be undertaken and schedules of plants, noting species,
plant sizes and proposed numbers / densities and an implementation programme. The
hard surfacing details shall include samples to show the texture and colour of the
materials to be used and information about their sourcing/manufacturer. The hard and soft
landscaping details shall demonstrate how they would contribute to privacy between the
approved private terraces and the public pedestrian footpath, and communal areas. The
development shall be carried out in accordance with the scheme so agreed and shall be
retained as such thereafter.

REASON: To ensure that the development makes provision for hard and soft
landscaping which contributes to the creation of a high quality, accessible, safe and
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attractive public realm and to ensure a high standard of design, layout and amenity in
accordance with policy 7.4B of The London Plan (2015), policy CS.1B of the Harrow Core
Strategy (2012) and policy DM22 of The Development Management Policies Local Plan
2013. Details are required PRIOR TO THE COMMENCEMENT OF DEVELOPMENT
BEYOND 150MM ABOVE GROUND LEVEL to ensure a satisfactory form of development
and avoid potentially unenforceable conditions.

13 All planting, seeding or turfing comprised in the approved details of landscaping shall
be carried out in the first planting and seeding seasons following the occupation of the
building, or the completion of the development, whichever is the sooner. Any existing or
new trees or shrubs which, within a period of 5 years from the completion of the
development, die, are removed, or become seriously damaged or diseased, shall be
replaced in the next planting season, with others of a similar size and species, unless the
local authority agrees any variation in writing.

REASON: To safeguard the appearance and character of the area, and to enhance the
appearance of the development in accordance with policy DM22 of The Development
Management Policies Local Plan 2013.

14 No site works or development shall commence until details of the levels of the
building(s), road(s) and footpath(s) in relation to the adjoining land and highway(s), and
any other changes proposed in the level of the site, have been submitted to, and agreed
in writing by the local planning authority. The development shall be carried out in
accordance with the details so agreed.

REASON: To ensure that the works are carried out at suitable levels in relation to the
highway and adjoining properties in the interests of the amenity of neighbouring residents,
the appearance of the development, drainage, gradient of access and future highway
improvement in accordance with Policies DM1 and DM42 of the Harrow Development
Management Policies Local Plan (2013). Details are required PRIOR TO THE
COMMENCEMENT OF DEVELOPMENT to ensure a satisfactory form of development
and avoid potentially unenforceable conditions.

15 Notwithstanding the approved plans, prior to construction of the development beyond
150mm above ground level, details of privacy screens to be installed to all balconies and
the proposed landscape buffer to proposed private amenity space of flat 6 have first been
submitted to, and agreed in writing by, the local planning authority. The development shall
be carried out in accordance with the details so agreed and shall be retained as such
thereafter.

REASON: To ensure that the development achieves a high standard of amenity for future
occupiers of this and the neighbouring buildings, in accordance with Policy 7.6 of the
London Plan (2015) and Policy DM 1 of the Development Management Policies Local
Plan (2013). Details are required PRIOR TO THE COMMENCEMENT OF
DEVELOPMENT BEYOND 150MM ABOVE GROUND LEVEL to ensure a satisfactory
form of development and avoid potentially unenforceable conditions.

16 Prior to the occupation of the development hereby permitted, additional details of a
strategy for the provision of communal facilities for television reception (eg. aerials, dishes
and other such equipment) shall be submitted to and approved in writing by the Local
Planning Authority. Such details shall include the specific size and location of all
equipment. The approved details shall be implemented prior to the first occupation of the
building and shall be retained thereafter. No other television reception equipment shall be
introduced onto the walls or the roof of the building without the prior written approval of
the Local Planning Authority.
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REASON: In order to prevent the proliferation of individual television reception items on
the building which would be harmful to the character and appearance of the building and
the visual amenity of the area, thereby according with policy 7.4.B of The London Plan
(2015) and policy DM1 of the Harrow Development Management Policies Local Plan
2013. Details are required PRIOR TO OCCUPATION as the approval of details beyond
this point would be likely to be unenforceable.

17 Prior to occupation of the development hereby permitted, measures to minimise the
risk of crime in a visually acceptable manner and meet the specific security needs of the
development shall be installed in accordance with details to be submitted to and agreed in
writing by the local planning authority. Any such measures should follow the design
principles set out in the relevant design guides published on the Secured by Design
website: http://www.securedbydesign.com/guides/index.aspx.

The development shall be carried out in accordance with the details so agreed and shall
be retained as such thereafter.

REASON: In the interests of creating safer and more sustainable communities and to
safeguard amenity by reducing the risk of crime and the fear of crime, in accordance with
Policy DM2 of the Harrow Development Management Plan (2013), and Section 17 of the
Crime & Disorder Act 1998.

18 The development hereby permitted shall be constructed and operated in accordance
with the details contained with the approved Energy Statement.

REASON: To ensure that the development makes appropriate provision for the
minimisation of carbon dioxide emissions in accordance with Policy 5.2 of the London
Plan (2015) and policy DM12 of the Harrow Development Management Policies (2013).

INFORMATIVES:

1 INFORMATIVE:

The following the policies are relevant to this decision:
National Planning Policy Framework (2012)

The London Plan (2015):

2.13 Opportunity Areas and Intensification Areas

3.1 Ensuring Equal Life Chances for All

3.3 Increasing Housing Supply

3.4 Optimising Housing Potential

3.5 Quality and Design of Housing Developments
3.6 Children and Young People’s Play and Informal Recreation Facilities
3.7 Large Residential Developments

3.8 Housing Choice

3.9 Mixed and Balanced Communities

3.11 Affordable Housing Targets

3.12 Negotiating Affordable Housing on Individual Private Residential and Mixed Use
Schemes

3.13 Affordable Housing Thresholds

5.2 Minimising Carbon Dioxide Emissions

5.3 Sustainable Design and Construction

5.6 Decentralised Energy in Development Proposals
5.7 Renewable Energy

5.9 Overheating and Cooling

5.12 Flood Risk Management

5.13 Sustainable Drainage
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6.3 Assessing Effects of Development on Transport Capacity
6.9 Cycling

6.10 Walking

6.12 Road Network Capacity

6.13 Parking

7.1 Building London’s Neighbourhoods and Communities
7.2 An Inclusive Environment

7.3 Designing Out Crime

7.4 Local Character

7.5 Public Realm

7.6 Architecture

7.8 Heritage Assets and Archaeology

Local Development Framework
Harrow Core Strategy 2012

CS1 Overarching Policy

CS3 Harrow on the Hill and Sudbury Hill

Development Management Policies Local Plan 2013

DM1 Achieving a High Standard of Development

DM2 Achieving Lifetime Neighbourhoods

DM3 Protected Views and Vistas

DM10 On Site Water Management and Surface Water Attenuation
DM12 Sustainable Design and Layout

DM15 Prevention and Remediation of Contaminated Land

DM20 Protection of Biodiversity and Access to Nature

DM22 Trees and Landscaping

DM27 Amenity Space

DM831 Supporting Economic Activity and Development

DM45 Waste Management

DM47 Retention of Existing Community, Sport and Education Facilities
DMS50 Planning Obligations

Supplementary Planning Documents

Supplementary Planning Document: Sustainable Building Design 2009
Supplementary Planning Document: Access For All 2006
Supplementary Planning Document: Accessible Homes 2010
Supplementary Planning Document: Residential Design Guide 2010

2 CONSIDERATE CONTRACTOR CODE OF PRACTICE

The applicant's attention is drawn to the requirements in the attached
Considerate Contractor Code of Practice, in the interests of minimising any
adverse effects arising from building operations, and in particular the
limitations on hours of working.

3 PARTY WALL ACT:

The Party Wall etc. Act 1996 requires a building owner to notify and obtain
formal agreement from adjoining owner(s) where the building owner intends
to carry out building work which involves:

1. work on an existing wall shared with another property;

2. building on the boundary with a neighbouring property;

3. excavating near a neighbouring building,
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and that work falls within the scope of the Act.

Procedures under this Act are quite separate from the need for planning permission or
building regulations approval.

“The Party Wall etc. Act 1996: Explanatory booklet” is available free of charge from:
Communities and Local Government Publications, PO Box 236, Wetherby, LS23 7NB
Please quote Product code: 02 BR 00862 when ordering

Also available for download from the CLG website:
http://www.communities.gov.uk/documents/planningandbuilding/pdf/133214.p

df

Tel: 0870 1226 236 Fax: 0870 1226 237

Textphone: 0870 1207 405

E-mail: communities@twoten.com

4 COMPLIANCE WITH PLANNING CONDITIONS

IMPORTANT: Compliance With Planning Conditions Requiring Submission and Approval
of Details Before Development Commences

- You will be in breach of planning permission if you start development without complying
with a condition requiring you to do something before you start. For example, that a
scheme or details of the development must first be approved by the Local Planning
Authority.

- Carrying out works in breach of such a condition will not satisfy the requirement to
commence the development within the time permitted.

- Beginning development in breach of a planning condition will invalidate your planning
permission.

- If you require confirmation as to whether the works you have carried out are acceptable,
then you should apply to the Local Planning Authority for a certificate of lawfulness.

5 INFORMATIVE:

The applicant is advised that any window in the flank elevation of the development hereby
permitted will not prejudice the future outcome of any application which may be submitted
in respect of the adjoining property.

6 INFORMATIVE:

Please be advised that approval of this application (either by Harrow Council, or
subsequently by PINS if allowed on Appeal following a Refusal by Harrow Council) will
attract a liability payment of £94,045.00 of Community Infrastructure Levy. This charge
has been levied under Greater London Authority CIL charging schedule and s211 of the
Planning Act 2008.

Harrow Council as CIL collecting authority on commencement of development will be
collecting the Mayoral Community Infrastructure Levy (CIL).

Your proposal is subject to a CIL Liability Notice indicating a levy of £94,045.00 for the
application, based on the levy rate for Harrow of £35/sgm and the stated increase in
floorspace of 2,687sqm

You are advised to visit the planningportal website where you can download the
appropriate document templates.
http://www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil

7 INFORMATIVE:

Harrow has a Community Infrastructure Levy which will apply Borough wide
for certain uses of over 100sgm gross internal floor space. The CIL has been
examined by the Planning Inspectorate and found to be legally compliant.
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It will be charged from the 1st October 2013. Any planning application
determined after this date will be charged accordingly.
Harrow's Charges are:

Residential (Use Class C3) - £110 per sgm;

Hotels (Use Class C1), Residential Institutions except Hospitals, (Use Class

C2), Student Accommodation, Hostels and HMOs (Sui generis)- £55 per

sgqm;

Retail (Use Class A1), Financial & Professional Services (Use Class A2), Restaurants
and Cafes (Use Class A3) Drinking Establishments (Use Class A4) Hot Food Takeaways
(Use Class A5) - £100 per sgm

All other uses - Nil.

The Harrow CIL contribution for this development is £295,570.00

8 INFORMATIVE:

Notwithstanding the note on your submitted plan(s), this decision has been made on the
basis of measurements scaled from the plan(s), unless a dimensioned measurement
overrides it.

9 A yellow Site Notice relating to this planning application describing the development
and alerting interested parties of the development has been placed in the vicinity of the
application site. You should now REMOVE this Site Notice.

10 Harrow Council is responsible for the naming and numbering of new or existing streets
and buildings within the borough boundaries. The council carries out these functions
under the London Government Act 1963 and the London Building Acts (Amendment) Act
1939.

All new developments, sub division of existing properties or changes to street names or
numbers will require an application for official Street Naming and Numbering (SNN). If
you do not have your development officially named/numbered, then then it will not be
officially registered and new owners etc. will have difficulty registering with utility
companies etc.

You can apply for SNN by contacting technicalservices@harrow.gov.uk or on the
following link.
http://www.harrow.gov.uk/info/100011/transport_and_streets/1579/street_naming_and_nu
mbering

Plan Nos: 99; 110; 101K; 102K; 103K; 104K; 105K; 107F; 108F; TPP/WNCCHAH/010 A;
Design & Access Statement; Transport Statement; Parking Survey; Energy Statement;
Planning Statement; Daylight & Sunlight Assessment; Sustainable Drainage Statement;
Arboriculture Report.
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CHURCHILL HALL, HAWTHORNE AVENUE, HARROW




ITEM NO: 1/02

ADDRESS: WHITCHURCH PLAYING FIELDS, WEMBOROUGH ROAD,
STANMORE

REFERENCE: P/4910/15

DESCRIPTION:  THE ERECTION OF A THREE STOREY BUILDING FOR USE AS A
SCHOOL WITH DETACHED SPORTS HALL/COMMUNITY
CHANGING BLOCK, HARD AND SOFT LANDSCAPING, SPORTS
PITCHES AND MULTI-USE GAMES AREAS (MUGA), HARD AND
SOFT PLAY AREAS, PARKING, BIN STORAGE AND BOUNDARY

TREATMENT
WARD: BELMONT
APPLICANT: BOWMER & KIRKLAND / EDUCATION FUNDING AGENCY
AGENT: DPP PLANNING

CASE OFFICER: PETER BARRON

EXPIRY DATE: 18" JANUARY 2016

RECOMMENDATION A

GRANT planning permission subject to:
(i) conditions; and
(i) the completion of a section 106 Planning Obligation;

by 31%' August 2016 or such extended period as may be authorised by the Divisional
Director in consultation with the Chairman of the Planning Committee. Authority to be
given to the Divisional Director of Regeneration, Enterprise and Planning, in consultation
with the Director of Legal and Governance Services, for the sealing of the section 106
Planning Obligation and to agree any minor amendments to the conditions, informatives,
drawing numbers and the Planning Obligation terms. The proposed section 106 Planning
Obligation Heads of Terms cover the following matters:

a) The developer to enter into a section 278 Agreement to secure highways
improvements to the Wemborough Road/Whitchurch Lane/Marsh Lane/Honeypot
Lane junction and (if necessary) agree interim arrangements for safe crossing at

the junction
b) Community Use Agreement to be implemented
C) Implementation of the Green Travel Plan

d) Undertaking that the applicant will work with Harrow Council on relevant mitigation
works or promotional activities that would contribute to air quality improvement
outcomes in the area of the site

e) contribution of £40,000 to fund publicly accessible sport and recreation
infrastructure and improvements within the site
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RECOMMENDATION B

That if, by 31" August 2016, or such extended period as may be authorised, the section
106 Planning Obligation is not completed, then delegate the decision to the Divisional
Director of Planning to REFUSE planning permission for the appropriate reason.

1. The proposed development, in the absence of a Planning Obligation to (i) fund the
provision of infrastructure directly related to the development and (ii) secure necessary
agreements and commitments in relation to the development, would fail to mitigate the
impact of the development upon infrastructure and the wider area, contrary to the
National Planning Policy Framework, Policies 3.19, 6.3, 7.14 and 8.2 of the London
Plan (2015), Policies CS 1 G and Z of the Harrow Core Strategy (2012) and Policies
DM 43, DM 46 and DM 50 of the Local Plan (2013), and the provisions of the Harrow
Planning Obligations supplementary planning document.

INFORMATION:

Details of this application were reported to the Planning Committee on 17" February
2016. As modified in the addendum information, the Divisional Director’s recommendation
to the Committee was to grant planning permission subject to:

(i) referral to the National Planning Casework Unit should Sport England’s holding
objection not be withdrawn;

(ii) referral to the Greater London Authority (GLA);

(i) conditions; and

(iv)  the completion of a section 106 Planning Obligation.

The reported Heads of Terms for the section 106 Planning Obligation, as modified in the
addendum information, were as set out under Recommendation A above.

A copy of the application report and addendum information presented to the 17" February
meeting of the Committee is attached to this report at Appendix A.

The Planning Committee, at its meeting on 17" February 2016, unanimously resolved to
grant the application subject to the completion of a section 106 Planning Obligation and
referral back to the Planning Committee, in relation specifically to the Travel Plan and the
Community Use Agreement, by 315 July 2016.

Statutory Return Type: Largescale Major Development
Council Interest: Yes

Gross Existing Floorspace (GlIA): not known'

Net Proposed Floorspace: 9,285 square metres

GLA CIL (provisional): Nil?

Harrow CIL (provisional): Nil®

Site Description
e see report to Planning Committee 17" February 2016 (Appendix A)

! There is an existing pavilion building on the site which it is proposed to demolish. The floorspace of the
building, which is derelict, is not known.

% The Mayor of London’s CIL includes an exemption for development “...wholly or mainly for the provision of
education as a school or college under the Education Acts or as an institution of higher education.

® The Harrow CIL does not apply to development for uses falling within Classes D1 or D2.
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Proposal Details
e see report to Planning Committee 17" February 2016 (Appendix A)

Relevant History
e see report to Planning Committee 17" February 2016 (Appendix A)

Additional Documents Submitted by the Applicant

e Highways and Transport Briefing Note March 2016

e Eco Green Roofs specification and drawing numbered 29800

e Email dated 11" April 2016 (detailing brown roof costings calculated by Bowmer and
Kirkland)

e Drawing number L-1439-PRP-005 (Trees to be retained and removed)

e Drawing number L-1439-SKP-028 (Additional tree planting)

e Energy Statement Rev D dated 29" April 2016, drawing numbered 000-PE-01-03-DR-
A-0104 Rev. P05; BRUKL Output Documents

Advertisement & Site Notices
e see report to Planning Committee 17" February 2016 (Appendix A)

Notification Responses

Supports: 220 representations were noted in the report to Planning Committee on 17"
February 2016, a further 367 were reported on the addendum and a further 55 were
reported verbally at the meeting. Since then a further 12 representations have been
received, none raising any issue not already considered, bringing the total number of
representations in support of the proposal to 654.

Objections: 52 representations were noted in the report to Planning Committee on 17"
February 2016, a further 59 were reported on the addendum and a further 14 were
reported verbally at the meeting. Since then a further 7 representations have been
received, bringing the total number of representations objecting to the proposal to 132.
Additional issues raised as follows:

e Alternative site at junction of Marsh Lane & Wemborough Road should be considered
— this would eliminate the transport problems; council tax will be withheld to reflect site
maintenance cost savings to council and loss of green space to residents; small space
left over for residents is a joke.

APPRAISAL

The main and other considerations relevant to this application are as set out in the report
to the Planning Committee and associated addendum dated 17" February 2016
(Appendix A). This report updates Members on progress relating to the completion of the
Planning Obligation, in relation specifically to the Travel Plan and the Community Use
Agreement, and addresses other matters relating to the application recommendation to
the Planning Committee on 17" February.

Planning Obligation

A draft of the section 106 Planning Obligation has been prepared, based on the heads of
terms set out in the officers’ report and as amended in the addendum to the Planning
Committee on 17" February, and is currently undergoing scrutiny and refinement as
necessary between the Council’'s and the applicant’s legal representatives. The Council’s
legal representative has advised that the conclusion of the necessary legal work and the
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completion of the Planning Obligation may take slightly longer than originally envisaged.
Whilst every effort will continue to be made to complete the Obligation by 31 July, it is
considered prudent to extend the deadline imposed by the Planning Committee at the 17"
February meeting by one month, to 31% August. Such a deadline extension is, therefore,
recommended.

Travel Plan

A draft school Travel Plan was submitted with the planning application. As was reported*
to the Committee at the 17" February meeting, the Plan targets gold standard against the
TfL STARS accreditation criteria and is considered by the Highway Authority to be
underpinned by a comprehensive and deliverable action plan.

In accordance with the Committee’s wishes for a continuing dialogue, pursuant to
securing the optimum package of measures to mitigate the highways and transport
impacts of the development, officers met with the applicant on 1% March. Following that
meeting, the applicant’s transport planning consultant has issued a briefing note, a copy
of which is appended to this report (Appendix B). In summary, the briefing note provides
the following information/clarification:

e transport assessment modelling reveals that the overall performance of the
Wemborough Road/Abercorn Road/St. Andrew’s Drive junction would not be improved
by replacement of the existing roundabout with an optimised signal controlled junction;

¢ there would be one school minibus with a capacity to carry 50 pupils and would make
3 trips in each of the AM & PM periods (i.e. 150 pupils each way);

e TfL has confirmed the availability of Mayor of London funds for an additional AM & PM
bus peak service to serve the school, likely to be on the 186 bus route;

e the local Highway Authority will investigate the option of controlling commuter/long
stay parking in the Whitchurch Playing Fields public car park; and

e the Travel Plan will be updated to include the additional 186 bus route capacity and a
commitment to termly meetings with neighbouring schools to co-ordinate travel issues
and traffic marshalling, but that the 9% target for modal split by car is already
ambitious and be retained as originally proposed; and

It is therefore recommended that the updated version of the school Travel Plan (April
2016) addressing the matters in the final bullet point above, be accepted and given effect
through the section 106 Planning Obligation. A copy of the updated Travel Plan is
appended to this report (Appendix C). Furthermore, an additional condition is proposed
as a safeguard against the potential highways and transport impacts of any future school
expansion — please refer to the conditions section of this report (below).

Community Use Agreement

Council officers have been separately working to progress to completion a Community
Use Agreement that would secure controlled access for the community to the school’s
sports hall and outdoor sports facilities. As with the Travel Plan, the final version will be
given effect through the section 106 Planning Obligation.

Sport England

As was reported verbally by officers at the 17" February meeting, Sport England has
withdrawn its objection confirming that, subject to additional conditions (proposed in the
addendum to the 17" February meeting), it is satisfied that the proposed development
meets its policy exceptions [for development on playing fields] as follows:

* See page 110 of the published report to Planning Committee on 17" February 2016.
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¢ Policy Exception E4: ‘The playing field or playing fields, which would be lost as a result
of the proposed development, would be replaced by a playing field or playing fields of
an equivalent or better quality and of equivalent or greater quantity, in a suitable
location and subject to equivalent or better management arrangements, prior to the
commencement of development’; and

e Policy Exception E5: ‘The proposed development is for an indoor or outdoor sports
facility, the provision of which would be of sufficient benefit to the development of sport
as to outweigh the detriment caused by the loss of the playing field or playing fields’.

Accordingly, it has not been necessary to refer the application to the National Planning
Casework Unit.

Referral to the Mayor of London
On 3 May 2016 confirmation was received that the Mayor of London is content for
Harrow Council to determine the application and that he does not wish to direct refusal.

During the course of the Mayoral referral, Greater London Authority (GLA) officers
requested the submission of a revised Energy Statement to demonstrate, using
methodology compliant with GLA energy planning guidance, that the proposal would meet
the London Plan carbon dioxide reduction target. A revised Energy Statement and
associated documents/drawing have been submitted and GLA officers have confirmed
that they are satisfied with this.

The GLA officers’ report notes that 4 letters and a petition (30 signatories) objecting to the
proposed development were sent directly to the Mayor. These are addressed in the GLA
officers’ report and would have been taken into account by the Mayor in reaching his
decision not to call-in the application or direct refusal.

Conditions

Construction Impacts Management Plans

The report to Planning Committee of 17" February 2016 recommended that planning
permission be granted subject to a number of conditions, and further conditions were
recommended in the addendum. Prior to the Committee, in order to expedite the progress
of this development project, the applicant submitted an acceptable Construction and
Logistics Plan. The relevant pre-commencement condition® was amended, in the
addendum, to reflect this.

Two of the other pre-commencement conditions® require the approval of a Dust, Noise
and Vibration Management Plan and of a Demolition and Construction Waste
Management Plan. Details pursuant to these conditions have been submitted by the
applicant and dialogue with the Council’s Environmental Health Officer, as regards their
acceptability, is underway._The outcome of this dialogue and a recommendation as to the
acceptability of the details submitted, will be reported to the Committee as addendum
information.

® Condition numbered 5 in the published report to Planning Committee on 17" February 2016.
® Conditions numbered 3 (dust, noise and vibration management plan) and 4 (demolition and construction
waste management plan) in the published report to Planning Committee on 17" February 2016.
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Brown Roof Feasibility

A progression point condition’ requires details for the provision of appropriate biodiversity
planting on roofs within the development to be agreed, unless it is demonstrated to the
satisfaction of the local planning authority that such a ‘brown roof’ is not feasible and/or
practical.

Pursuant to the condition, the applicant submitted a letter from the project’s senior
contract manager stating that the provision of a ‘brown roof’ would add sufficient weight to
the load of the building as to necessitate enhancements to the structural specifications of
the proposed development, and so add an estimated £400,000 to the construction cost.
At officers’ request, the applicant provided further information as to the specification of
‘brown roof’ investigated and a breakdown of the specific components of the additional
£400,000 cost. GLA officers were asked to comment on the submissions, following which
it was accepted that the provision of a full ‘borown roof’ is not feasible in this instance.

Finally, as an alternative that would still have some biodiversity value, the possibility of a
lightweight sedum roof was suggested to the applicant. In response the applicant states
that even this would require structural redesign with associated additional costs and
delays in the delivery of the school, and points out that the development would create new
and enhanced habitat features on the site in other ways.

Tree Retention

It came to light in early April that a number of trees/existing planting to the west of the
derelict pavilion building had recently been removed. None of the trees removed are the
subject of a Tree Preservation Order but they were identified on the drawing L-1439-PRP-
005 Rev. 07 (trees to be retained and removed).

The matter has been raised with the applicant who has apologised for the inadvertent
removal of the trees. A revised version trees to be retained and removed drawing has
been submitted along with a new drawing showing indicative proposals for replacement
planting. As a result it will be necessary to amend conditions® relating to the agreement of
details of the proposed swale in relation to retained trees and to the agreement of new
landscaping details.

Correction of Errors

Due to typographical issues, the text of a number of conditions® in the published report to
Planning Committee of 17" February was erroneously cut short. Furthermore, a
condition'® requiring a noise management plan is duplicated whilst another condition'",
restricting the hours of use of the outdoor sport facilities, erroneously refers to an evening
limit of 22:00 hours, at odds with the limit of 21:00 hours recommended by the Council’s
Environmental Health Officer'. It is therefore considered necessary to amend the
affected conditions to correct these errors.

7 Condition numbered 7 (biodiversity on roofs) in the published report to Planning Committee on 17" February
2016.

& Conditions numbered 13 &alignment of the swale) and 14 (landscaping details) in the published report to
Planning Committee on 17" February 2016.

® Conditions numbered 10 (materials details), 12 (SUDS maintenance) and 13 (alignment of the swale) in the
published report to Planning Committee on 17" February 2016.

'% Conditions numbered 18 and 21 in the published report to Planning Committee on 17" February 2016.

! Condition numbered 26 (hours of use) in the published report to Planning Committee on 17" February
2016.

"2 See page 114 of the published report to Planning Committee on 17" February 2016.
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Additional Conditions

Policy DM 43 B of the Development Management Policies Local Plan (2013) gives effect
to the strategic transport policies in the London Plan (2015) and the Harrow Core Strategy
(2012) by requiring proposals for major development to satisfactorily mitigate transport
impacts, including through the preparation and implementation of travel plans.

The transport assessment of the subject proposal, and the resulting travel plan measures,
are predicated on the impacts associated with the school at full capacity of 1,260 pupils
and the proposed staggered start and finish times as set out in the travel plan. The travel
plan would be secured and enforceable via the section 106 Planning Obligation and the
proposed staggered start and finish times would be secured by condition'®. However, as a
safeguard against any future school expansion to increase pupil numbers and, therefore,
to potentially increase the highways and transport impacts beyond those assessed and
mitigated as part of this planning application, it is considered necessary and reasonable to
cap pupil numbers as a condition of planning permission. To provide the school with a
small amount of flexibility to accommodate bulge years, it is recommended that a cap of
1,300 pupils should be imposed.

As noted in the relevant sections of the report to Planning Committee of 17" February
2016, the site is on land designated as open space in the Local Plan, parts are subject to
fluvial and surface water flood risk, a number of trees are the subject of Tree Preservation
Orders and parts of the site are of recognised local biodiversity value. Furthermore, the
development the subject of this planning application incorporates measures within the
curtilage of the proposed buildings for sustainable drainage and nature conservation,
whilst other parts of the site are to be retained as playing fields for the school and
controlled community access.

Part 7 (to Schedule 2) of The Town and Country Planning (General Permitted
Development) (England) Order 2015 includes a range of permitted development rights for
non-domestic premises. Class M of that part allows for the erection, extension and
alteration of school (and other) buildings subject to certain limitations and conditions,
whilst Class N allows for the provision and replacement of hard surfaces within the
curtilage of school (and other) buildings again subject to certain limitations and
restrictions. Having regard to the relevant sections of the NPPF and the relevant policies'
of the London Plan and Local Plan as they relate to the site constraints and proposal
described above, it is considered necessary and reasonable to control what would
otherwise be permitted development under Classes M and N of Part 7 (to Schedule 2) of
the Order or any equivalent provisions in any replacement Order. An additional condition
to this effect is, therefore, also recommended.

Summary of Changes to Recommended Conditions

In view of the above and on the expectation that agreement can be reached prior to the
Committee’s meeting on 27" May (this will be confirmed as addendum information) it is
considered that the previously published conditions relating to the requirement for a Dust,
Noise and Vibration Management Plan and a Demolition and Construction Waste
Management Plan should be amended to reflect the receipt of acceptable details in these
two regards. Minor amendments to other conditions can correct the identified errors in the

'3 See the proposed new condition reported as addendum information to Planning Committee on 17"
February 2016.
' Refer to the relevant sections of the report to Planning Committee of 17" February 2016.
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originally published list of conditions and can ensure that the recent inadvertent removal
of trees from the site are taken into account and remediated. The applicant has
demonstrated that a ‘brown roof’ is not feasible in this instance and it is therefore also
recommended that this condition can now be dropped. Two new conditions are
recommended for the reasons set out above.

A full list of the recommended conditions, re-ordered where necessary to reflect these
changes/additions and the changes/additions published in the addendum to the 17"
February meeting, together with an updated list of drawings and documents to be
approved, is provided at the end of this report.

Equalities Impact

e see report to Planning Committee of 17" February 2016 (Appendix A); the additional
information and matters set out in this report are not considered to alter the previous
findings in terms of equalities impact

Human Rights Act

e see report to Planning Committee of 17" February 2016 (Appendix A); the additional
information and matters set out in this report are not considered to alter the previous
findings in terms of the Human Rights Act

S17 Crime & Disorder Act

e see report to Planning Committee of 17" February 2016 (Appendix A); the additional
information and matters set out in this report are not considered to alter the previous
findings in terms of the Crime and Disorder Act

Consultation Responses

In response to the additional consultation responses identified in this report:

e the alternative site [Stanmore Marsh] referred to was not considered as it is not
available for development nor large enough to accommodate the school, sports hall
and associated outdoor sports facilities and the whole site is of local nature
conservation importance;

e council tax matters are not material planning considerations and so cannot be taken
into account as part of this planning application;

e the loss of open space/provision of retained space for general public access is
addressed in the report to Planning Committee of 17" February 2016.

CONCLUSION

In accordance with the Committee’s wishes, officers have maintained a dialogue with the
applicant as a result of which additional information/clarification has been provided about
the transport and highways impacts of the development, and some minor changes to the
school Travel Plan are proposed. Work on the Community Use Agreement has also
continued. Both the Travel Plan and the Community Use Agreement will be given effect
through the section 106 Planning Obligation.

In the meantime, the application has been referred to the Mayor of London who has
confirmed that he does not wish to call-in the application for his own decision, nor to direct
refusal. As reported verbally to the Planning Committee on 17" February, Sport England
has formally withdrawn its holding objection.

The Planning Committee is now invited to approve certain amendments, two additions
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and the removal of one duplication to the previously recommended list of conditions, for
the reasons set out in this report, and to delegate authority to the Divisional Director of
Regeneration, Enterprise and Planning to complete the section 106 Planning Obligation,
and grant planning permission for the development, by the extended deadline of 31°
August 2016.

CONDITIONS

General Conditions

1 The development hereby approved shall be begun before the expiration of three years
from the date of this planning permission.

REASON: To comply with the provisions of section 91 of the Town and Country Planning
Act 1990.

2 Unless otherwise agreed in writing by the local planning authority, the development
shall be carried out in accordance with the approved drawings.

REASON: To ensure that the development is carried out in accordance with the details
submitted in the planning application.

Pre-Commencement Conditions

3 The development hereby approved shall not be commence until details of the means of
protection of the trees, hedgerows and other existing planting to be retained within the
site, and adjacent trees within adjoining sites, have been submitted to, and agreed in
writing by, the local planning authority. The details shall include:

a) arrangements for audited arboricultural monitoring of the site during the construction
Works;

identification of root protection areas;

the method of any excavation proposed within the root protection areas;

the type, height and location of protective fencing; and

measures for the prevention of soil compaction within the root protection areas.
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The construction of the development shall be carried out in accordance with the details so
agreed or any amendment or variation to them as may be agreed in writing by the local
planning authority.

REASON: To ensure that the retention and survival of trees, hedgerows and other
planting of significant amenity value within the site that are to be retained, and trees within
adjoining sites, are safeguarded during construction, in accordance with Policy DM 22 of
the Development Management Policies Local Plan (2013).

Development Phase Conditions

4 The approved Construction and Logistics Plan, or any amendment or variation to it as
may be agreed in writing by the local planning authority, shall be adhered to throughout
the construction of the development.

REASON: To ensure that the transport network impact of demolition and construction
work associated with the development is managed in accordance with Policy 6.3 of the
London Plan (2015).

5 The approved dust, noise and vibration management plan, or any amendment or
variation to it as may be agreed in writing by the local planning authority, shall be adhered
to throughout the construction of the development.

REASON: To ensure that measures are put in place to manage and reduce dust
emissions, noise and vibration impacts during demolition and construction and to
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safeguard the amenity of neighbouring occupiers, in accordance with Policies 7.14 & 7.15
of the London Plan (2015) and Policy DM 1 of the Development Management Policies
Local Plan (2013).

6 The approved demolition and construction waste management plan, or any amendment
or variation to it as may be agreed in writing by the local planning authority, shall be
adhered to throughout the construction of the development.

REASON: To ensure that waste management on the site is addressed from construction
stage and to promote waste as a resource, in accordance with Policy CS1 X of the Core
Strategy (2012).

Progression Point Conditions

7 Before the construction of the sports hall building on the site reaches damp proof course
level, details of the acoustic qualities within the building fabric of the sports hall as
assessed in the Environoise report dated 30th March 2015 shall be submitted to, and
agreed in writing by, the local planning authority.” The development of the sports hall shall
be carried out in accordance with the details so agreed.

REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM
1 of the Development Management Policies Local Plan (2013).

8 Before the construction of any building on the site reaches damp proof course level, the

following specifications shall be submitted to, and agreed in writing by, the local planning

authority:

a) the detailed design of all ramps, steps and pathways within the external areas of the
development;

b) the thresholds, door opening widths and landing areas at all entrances between the
external areas of the development and the approved buildings; and

c) the levels and layout of pedestrian route(s) between the parking areas within the site
and the entrances of the approved buildings.

The development shall be carried out in accordance with the specifications so agreed, or
any amendment or variation to them as may be agreed in writing by the local planning
authority, and shall be permanently retained as such thereafter.

REASON: To ensure that the development contributes to the creation of a Lifetime
Neighbourhood and an inclusive environment, in accordance with Policies 7.1 & 7.2 of the
London Plan (2015) and Policy DM 2 of the Development Management Policies Local
Plan (2013).

9 Before the construction of any building on the site reaches damp proof course level,
details of the materials to be used in the external surfaces of the buildings shall be
submitted to, and agreed in writing by, the local planning authority. The development shall
be carried out in accordance with the details so agreed or any amendment or variation to
them as may be agreed in writing by the local planning authority.

REASON: To ensure that the development achieves a high standard of design in
accordance with Policy 7.6 of the London Plan (2015) and Policy DM 1 of the
Development Management Policies Local Plan (2013).

10 Before the construction of any building on the site reaches damp proof course level,
and notwithstanding the details shown on the approved drawings, a drawing to show
revised cycle parking arrangements on the site, and to show how the area to the north of
the sports hall building will be secured, shall be submitted to, and agreed in writing by, the
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local planning authority. The development shall be carried out in accordance with the
details so agreed or any amendment or variation to them as may be agreed in writing by
the local planning authority.

REASON: To ensure that the development achieves a high standard of design, and is
safe & secure, in accordance with Policy 7.6 of the London Plan (2015) and Policies DM 1
and DM 2 of the Development Management Policies Local Plan (2013).

11 Before the construction of any building on the site reaches damp proof course level, a
plan for the on-going maintenance of the sustainable drainage measures to be
implemented across the development shall be submitted to, and agreed in writing by, the
local planning authority. The plan shall thereafter be implemented for the lifetime of the
development, or any amendment or variation to the plan as may be agreed in writing by
the local planning authority.

REASON: To ensure that adequate measures for the control and disposal of surface
water from the development are maintained on the site, in accordance with Policy 5.13 of
the London Plan (2015) and Policies DM 10 of the Development Management Policies
Local Plan (2013).

12 Before the construction of any building on the site reaches damp proof course level,
details of the provision of appropriate bird nesting boxes, bat roosting boxes/tubes and
invertebrate habitat for the enhancement of biodiversity within the development shall be
submitted to, and agreed in writing by, the local planning authority. The details shall
comprise:

a) species catered for, number, location, orientation and type of bird boxes
incorporated into or affixed to new buildings;

b) number, location, orientation and type of bat boxes/tubes incorporated into or
affixed to new buildings;

C) number, location, orientation and type of bird and bat boxes affixed to appropriate
trees; and

d) location and form of invertebrate habitat i.e. log piles and stag beetle loggeries.
The development shall not be first used until the details so agreed have been
implemented, and shall thereafter be retained.

REASON: To ensure that the development appropriately protects and enhances the
biodiversity value of the site in accordance with Policy 7.19 of the London Plan (2015) and
Policies DM 20 and DM 21 of the Development Management Policies Local Plan (2013).

13 No public address system shall be installed on the site until details of the system have
first been submitted to, and agreed in writing by, the local planning authority. The system
shall be installed and operated in accordance with details so agreed.

REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM
1 of the Development Management Policies Local Plan (2013).

14 No cricket pitch on the site shall be prepared and laid out until details of its location,
construction and layout have first been submitted to, and agreed in writing by, the local
planning authority. The cricket pitches shall thereafter be located, constructed and laid out
in accordance with the details so agreed.

REASON: To ensure that the development delivers outdoor sport facilities which are fit for
purpose and to ensure sufficient benefit of the development to sport.

15 No work to prepare, construct or lay out outdoor sports facilities on the site shall be
carried out until:
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(i) a detailed assessment of ground conditions has been submitted to, and agreed in
writing by the local planning authority; and

(i) any improvements (including a timetable for implementation) arising out of the
assessment under (i) above have been submitted to, and agreed in writing by, the local
planning authority.

The works to prepare, construct and layout the outdoor sports facilities on the site shall be
carried out in accordance with any improvements so agreed under (ii) above and shall
thereafter be retained.

REASON: To ensure that the development delivers outdoor sport facilities which are fit for
purpose and to ensure sufficient benefit of the development to sport.

16 No artificial grass pitch and no multi use games area shall be installed on the site until
details of its location, construction and layout have first been submitted to, and agreed in
writing by, the local planning authority. The artificial grass pitch and multi-use games area
shall thereafter be located, constructed and laid out in accordance with the details so
agreed.

REASON: To ensure that the development delivers outdoor sport facilities which are fit for
purpose and to ensure sufficient benefit of the development to sport.

17 Notwithstanding the details shown on approved drawings numbered L-1439-PRP-005
Rev. [add as addendum information], L-1439-PRP-006 Rev. 07 and L-1439-PRP-007
Rev. 14, no work on the swale shall commence until a drawing revising the alignment of
the swale in relation to retained trees (including tree T36) has been submitted to, and
agreed in writing by, the local planning authority. The swale shall be constructed and
thereafter retained in accordance with the revised drawing so agreed.

REASON: To ensure that trees of significant amenity value of the site and identified for
retention are not adversely affected by the construction of the swale, in accordance with
Policy 7.21 of the London Plan (2015) and Policy DM 22 of the Development
Management Policies Local Plan (2013).

18 Before any landscaping is carried out within the site, including any works preparatory
to such landscaping, a scheme for the hard and soft landscaping of the whole site shall be
submitted to, and agreed in writing by, the local planning authority. Details shall include:
a) planting plans (at a scale not less than 1:100), written specification of planting and
cultivation works to be undertaken and schedules of plants, noting species, plant sizes
and proposed numbers / densities and an implementation programme;

existing and proposed site levels, clearly identifying changes to landform;

details of hard surface materials;

details of all boundary treatment, including fences, means of enclosure and gates;

detailed drawings and specifications for the areas identified for habitat retention,

protection and enhancement on approved drawing numbered L-1439-PRP-005 Rev.

[add as addendum information];

detailed drawings and specifications of proposals for a trim trail in the location

identified for this purpose on approved drawing numbered L-1439-PRP-005 Rev. [add

as addendum information];

g) details of the layout of all sports pitches, the outdoor learning/classroom area on the
site of the former pavilion, footpaths and gates to those parts of the site to be made
permanently accessible to the community;

h) details of the buffer zones either side of Edgware Brook and flood protection bund and
protection for these zones during preparatory and landscaping works; and

i) detailed drawings and specifications of proposals for replacement tree and ground
cover planting in the location identified on approved drawing L-1439-SKP-028.
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The development shall be carried out in accordance with the scheme so agreed, and shall
thereafter be retained.

REASON: To ensure that the development secures satisfactory hard and soft landscaping
details for all parts of the site, in accordance with Policies DM 1 and DM 22 of the
Development Management Policies Local Plan (2013).

19 No impact piling shall take place until a piling method statement has been submitted
to, and agreed in writing by, the local planning authority. The statement shall detail the
depth and type of piling to be undertaken and the methodology by which such piling will
be carried out, including measures to prevent and minimise the potential for damage to
subsurface sewerage infrastructure and the programme for works. All piling activities on
the site shall be undertaken in accordance with the statement so agreed.

REASON: To ensure that sewerage infrastructure is safeguarded from potential damage
in the interests of flood risk management and reduction, in accordance with Policy DM 9
of the Development Management Policies Local Plan (2013).

20 The site wide heating system boiler(s) shall be installed and thereafter retained in
accordance with a specification that shall first have been submitted to, and agreed in
writing by, the local planning authority.

REASON: To ensure that the emissions from the combined heat and power system
comply with the standards published at Appendix 7 of the Mayor of London’s Sustainable
Design & Construction supplementary planning document (2014) (or such appropriate
standards as may supersede them) and that the development is consistent with the
provisions of Policy 7.14 of the London Plan (2015).

21 No external lighting shall be installed anywhere on the site until details of such lighting
has been submitted and, and agreed in writing by, the local planning authority. Such
details shall include:

a) the siting, height and appearance of the proposed lighting and any associated
mounting structures;

the type and strength of luminance of the luminaires;

isoline (lux) diagrams;

times and controls of illumination;

the measures proposed to reduce light pollution; and

the measures proposed to ensure minimal UV light emmitance of luminaires.

SXRK

The external lighting shall be installed and thereafter retained in accordance with the
details so agreed or any amendment or variation to them as may be agreed in writing by
the local planning authority.

REASON: To ensure that the development achieves a high standard of amenity in
accordance with Policy 7.6 of the London Plan (2015) and Policy DM 1 of the
Development Management Policies Local Plan (2013); to ensure that the development
appropriately protects and enhances the biodiversity value of the site in accordance with
London Plan Policy 7.19 and Local Plan Policies DM 20 and DM 21.

22 The windows in the east elevation of the school building and which would serve the
stair core at the eastern end of that building shall be installed with obscure glazing and
shall be non-openable, and shall thereafter be retained in that form unless otherwise
agreed in writing by the local planning authority.

REASON: To safeguard the privacy of the occupiers of neighbouring property in Green
Verges and to ensure that the development achieves a high standard of privacy and
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amenity in accordance with Policy DM 1 of the Harrow Development Management
Policies Local Plan (2013).

Pre-Use Conditions

23 The development hereby approved shall not be first used until a noise management
plan has been submitted to, and agreed in writing by, the local planning authority. The
development shall be used at all times in accordance with the noise management plan so
agreed, or any amendment or variation to it as may be agreed in writing by the local
planning authority.

REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM
1 of the Development Management Policies Local Plan (2013).

24 The development hereby approved shall not be first used until an emergency plan for
the safe evacuation of staff, pupils and visitors to the site in the event of a modelled 1 in
100 year fluvial flood event and 1 in 30 year surface water flood event, taking into account
the predicted effects of climate change upon those modelled events, has first been
submitted to, and agreed in writing by, the local planning authority. The plan shall
thereafter be put into effect in accordance with implementation measures that shall be
specified in the plan.

REASON: To safeguard the users of the development in the event of fluvial and surface
water flooding within the wider area, in accordance with Policy 5.12 of the London Plan
(2015) and Policy DM 9 of the Harrow Development Management Policies Local Plan
(2013).

25 The development hereby approved shall not be first used until photo voltaic panels
have been installed in accordance with a drawing showing the location, orientation and
pitch of the photo voltaic panels that shall first have been submitted to, and agreed in
writing by, the local planning authority. The panels shall thereafter be retained.

REASON: To ensure that the development makes appropriate provision for the
minimisation of carbon dioxide emissions in accordance with Policy 5.2 of the London
Plan (2015).

26 The development hereby approved shall not be first used until a plan detailing
staggered student start and finish times has been submitted to, and agreed in writing by,
the local planning authority. The development shall be operated in accordance with the
plan so agreed, or any amendment or variation to it as may be agreed in writing by the
local planning authority.

REASON: To ensure that the transport impacts of the development are satisfactorily
mitigated, in accordance with Policy 6.3 A of the London Plan (2015) and Policies DM 42
C and DM 44 C of the Harrow Development Management Policies Local Plan (2013), and
in the interests of the amenities of the neighbouring occupiers in accordance with Policy
DM 1 C & D of the Harrow Development Management Policies Local Plan (2013).

27 The development hereby approved shall not be first used until details of the measures
to make efficient use of mains water within the school building and sports hall have been
submitted to, and agreed in writing by, the local planning authority. The measures shall be
implemented in accordance with the details so agreed or any amendment or variation to
them as may be agreed in writing by the local planning authority.

REASON: To ensure that the development makes efficient use of mains water in
accordance with Policy 5.15 of the London Plan (2015) and Policy DM 10 of the
Development Management Policies Local Plan (2013).
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28 The outdoor sports facilities shall not be brought into first use until 2.4 metres high
close boarded fencing, as indicated on the approved drawing L-1439-PRP-002 Rev. 09,
has been erected in accordance with details that shall first have been submitted to, and
agreed in writing by, the local planning authority. The details shall include metric scale
drawings to show the precise alignment of the proposed fencing (in relation to the
boundary and any neighbouring walls and fences to be retained) at all points along its
length and its appearance, and a detailed specification of its acoustic qualities. The
fencing shall thereafter be retained in accordance with the details so agreed.

REASON: To ensure that the fencing is appropriate to the character of the area and is
well laid out in relation to neighbouring property and existing landscaping; and to ensure
that the fencing makes the maximum possible contribution to noise reduction consistent
with the amenity of the neighbouring occupiers; in accordance with Policy 7.15 of the
London Plan (2015) and Policies DM 1 and DM 22 of the Development Management
Policies Local Plan (2013).

29 Before the sports hall, artificial grass pitches, MUGA and grass pitches are brought
into use, a management and maintenance scheme for the facility including management
responsibilities, a maintenance schedule and a mechanism for review shall be submitted
to and approved in writing by the local planning authority. This should include measures
to ensure that the surface of the artificial grass pitch is replaced at the end of its usual
lifespan. The measures set out in the approved scheme shall be complied with in full,
with effect from commencement of use of the sports hall, artificial grass pitches, MUGA
and grass pitches.

REASON: To ensure that a new facility is capable of being managed and maintained to
deliver facilities which are fit for purpose, sustainable and to ensure sufficient benefit of
the development to sport.

30 All planting, seeding or turfing comprised in the approved scheme of landscaping shall
be carried out in the first planting and seeding seasons following the first use of the
building(s), or the completion of the development, whichever is the sooner. Any existing
or new trees or shrubs which, within a period of 5 years from the completion of the 5
development, die, are removed, or become seriously damaged or diseased, shall be
replaced in the next planting season, with others of a similar size and species, unless the
local authority agrees any variation in writing.

REASON: To ensure that the development makes appropriate provision for soft
landscaping in accordance with Policy DM 22 of the Development Management Policies
Local Plan (2013).

On-Going Conditions

31 The outdoor sports facilities shall not be used before 07:00 hours and after 21:00
hours on any day, unless otherwise agreed in writing by the local planning authority.
REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM
1 of the Development Management Policies Local Plan (2013).

32 The level of noise emitted from any plant (e.g. air conditioning system) installed on the
site shall be lower than the existing background level by at least 10 LpA. Noise levels
shall be determined at one metre from the boundary of the nearest noise sensitive
premises. The measurements and assessments shall be made in accordance with British
Standard 4142 (or any document revoking and replacing British Standard 4142, with our
without modification). The background noise level shall be expressed as the lowest LA90
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(10 minutes) during which the plant is or may be in operation. If requested in writing at
any time by the local planning authority, measurements of the noise from the plant must
be taken and a report/impact assessment demonstrating that the plant (as installed)
meets the design requirements shall be submitted to the local planning authority within
three months of such request.

REASON: To ensure that neighbouring occupiers are not exposed to unreasonable noise
and disturbance, in accordance with Policy 7.15 of the London Plan (2015) and Policy DM
1 of the Development Management Policies Local Plan (2013).

33 The approved Car Park Management Plan, or any amendment or variation to it as may
be agreed in writing by the local planning authority, shall be adhered to throughout the
operation of the development.

REASON: To ensure that the on-site car parking is properly managed and available to
meet the needs of the school and community users of the site, and does not give rise to
conditions prejudicial to the free flow and safety of traffic using the surrounding public
highway network, in accordance with Policy 6.3 of the London Plan (2015) and Policy DM
42 of the Development Management Policies Local Plan (2013).

34 The approved Delivery and Servicing Plan, or any amendment or variation to it as may
be agreed in writing by the local planning authority, shall be adhered to throughout the
operation of the development.

REASON: To minimise the impact of deliveries and servicing upon the amenity of
neighbouring occupiers and to manage the impact upon the surrounding highway
network, in accordance with Policy 6.3 of the London Plan (2015) and Policies DM 1, DM
43 and DM 44 of the Development Management Policies Local Plan (2013).

35 Any telecommunications apparatus, extraction plant, air conditioning units and other
plant or equipment that is required to be installed on the exterior of the buildings hereby
approved shall be carried out in accordance with details that shall first have been
submitted to, and agreed in writing by, the local planning authority, and shall be
permanently retained as such thereafter. The details shall include siting, appearance, any
arrangements for minimising the visual and (if relevant) odour impacts and any
arrangements for mitigating potential noise or vibration.

REASON: To ensure that the development achieves a high standard of design and
amenity; and to ensure that neighbouring occupiers are not exposed to unreasonable
noise, disturbance and odour; in accordance with Policies 7.6 and 7.15 of the London
Plan (2015) and Policy DM 1 of the Development Management Policies Local Plan
(2013).

36 Unless otherwise agreed in writing by the local planning authority, the development
hereby approved shall be carried out in accordance with the proposals for emissions
savings that are documented in the approved Energy Statement Rev. D dated 29" April
2016.

REASON: To ensure that the development makes appropriate provision for the
minimisation of carbon dioxide emissions in accordance with Policy 5.2 of the London
Plan (2015)

37 The refuse bins shall be stored at all times, other than on collection days, in the
designated refuse storage area.

REASON: To ensure a high standard of amenity for future occupiers of the development
and to ensure that the bins do not impede inclusive access within the site, in accordance
with Policies DM1 and DM2 of the Development Management Policies Local Plan (2013).
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38 The development hereby approved shall be used for education and community sports
use only, and shall not be used for any other purpose, including any other use that would
fall within Classes D1 or D2 of the schedule to the Town and Country Planning (Use
Classes) Order 1987 (or in any provision equivalent to those classes in any statutory
instrument revoking and re-enacting that order with or without modification).

REASON: To ensure that the transport impacts of the development are satisfactorily
mitigated, in accordance with Policy 6.3 A of the London Plan (2015) and Policies DM 42
C and DM 44 C of the Harrow Development Management Policies Local Plan (2013), and
in the interests of the amenities of the neighbouring occupiers in accordance with Policy
DM 1 C & D of the Harrow Development Management Policies Local Plan (2013).

39 Unless otherwise agreed in writing by the local planning authority, the number of pupils
under the age of 18 on the school roll and present on the site at any time shall not exceed
1,300.

REASON: To ensure that the transport and highway impacts of the development are
restricted to those assessed through the transport assessment of the approved
development and managed through the approved travel plan, and to enable any future
school expansion generating significant amounts of additional movement to be supported
by further transport assessment and travel planning, in accordance with paragraphs 32
and 36 of the National Planning Policy Framework (2012), Policy 6.3 of the London Plan
(2015) and Policy DM 43 of the Harrow Development Management Policies Local Plan
(2013).

40 No development that would otherwise fall within Classes M and N to Part 7 (of
Schedule 2) of The Town and Country Planning (General Permitted Development) Order
2015, or any equivalent Classes of any statutory instrument amending or replacing that
Order with or without modification, shall be carried out on the site without the permission,
in writing, of the local planning authority.

REASON: To ensure that the erection, extension or alteration of further school buildings
and the provision of any further hardsurfacing on the site does not: result in the
unnecessary erosion of designated open space; result in the loss of playing fields;
prejudice the site’s function as a flood storage area or reduce the effectiveness of the
development’s sustainable drainage system; or prejudice the health and survival of
protected trees and biodiversity on the site. In accordance with the paragraphs 74, 100-
104 and 118 of the National Planning Policy Framework (2012), Policies 5.12, 5.13, 7.18,
7.19 and 7.21 of the London Plan (2015), Policies CS 1 F and U of the Harrow Core
Strategy (2012) and Policies DM 9, DM 10, DM 11, DM 18, DM 20, DM 21, DM 22 and
DM 47 of the Harrow Development Management Policies Local Plan (2013).

Plan Nos:

Site Plans and Architectural Drawings:

000-DR/A-100 Rev. P02; 000-PE-01-03-DR-A-0104 Rev. P05; 000-PE-00-ZZ-DR-A-105
Rev. P01; 000-PE-01-GF-DR-A-0128 Rev. P03; 000-PE-01-01-DR-A-0129 Rev. PO03;
000-PE-01-02-DR-A-0130 Rev. P03; 000-PE-01-ZZ-DR-A-0201 Rev. P03; 000-PE-01-ZZ-
DR-A-0202 Rev. P03; 000-PE-01-ZZ-DR-A-0203 Rev. P03; 000-PE-02-01-DR-A-0106
Rev. P03; 000-PE-02-GF-DR-A-0100 Rev. P11; 000-PE-02-ZZ-DR-A-0111 Rev. PO05;
14042/03 (Cycle Access Strategy)

Landscape Drawings:

L-1439-GAP-001 Rev. 02; L-1439-GAP-002 Rev. 02; L-1439-GAP-003 Rev. 02; L-1439-
GAP-004 Rev. 02; L-1439-GAP-005 Rev. 02; L-1439-GAP-006 Rev. 02; L-1439-GAS-001
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Rev. 03; L-1439-GAS-002 Rev. 02; L-1439-GAS-003 Rev. 02; L-1439-GAS-004 Rev. 0;
L-1439-GAS-005 Rev. 01; L-1439-GAS-006 Rev. 01; L-1439-PPP-001 Rev. 04; L-1439-
PPP-002 Rev. 06; L-1439-PRP-002 Rev. 09; L-1439-PRP-003 Rev. 10; L-1439-PRP-005
Rev. [add as addendum information]; L-1439-PRP-006 Rev. 07; L-1439-PRP-007 Rev.
14; L-1439-PRP-009 Rev. 01; L-1439-SKP-028 Rev. [add as addendum information];
CPW-14606-EX-100-01 Rev. T3; 003 Rev. A (Tree Constraints Plan — South); 002 Rev. A
(Tree Constraints Plan — Northeast); 001 Rev. A (Tree Constraints Plan — Northwest)
Drainage Drawings and Documents:

1177-CUR-Z0-00-DR-C-0050 SO Rev. 6; 1177-CUR-Z0-00-DR-C-0051 SO Rev. 6; 1177-
CUR-Z0-00-DR-C-0052 SO Rev. 6; 1177-CUR-Z0-00-DR-C-0058 SO Rev. 1; NO1177-E-
010 Rev. P0O1; Document by Micro Drainage, MUGA & STP Storage (dated 25 September
2015); Document by Micro Drainage, Attenuation Design (dated 25 September 2015);
Document titled ‘Micro Drainage Calculation -2016-01-11 MUGA & STP’

Impact Mitigation Plans:

Biodiversity Management Plan dated October 2015; Car Park Management Plan dated
January 2016; Construction and Logistics Plan dated February 2016; Control Measures
for Noise, Dust, Waste and Vibration [add version details as addendum information];
Delivery and Servicing Plan dated January 2016; Site Waste Management Plan Vibration
[add version details as addendum information]; Travel Plan dated April 2016

Reports:

Air Quality Assessment (Version 4) dated 18" January 2016; Design & Access Statement
(not dated); Energy Statement Rev. D dated 29" April 2016; Environoise Report dated
30" March 2015; Environoise Technical Planning Note dated 25" September 2015;
Executive Summary — Flood Egress/Access Strategy dated 15" February 2016; Executive
Summary — Surface Water Strategy dated 15" February 2016; Flood Risk Assessment
dated 28" September 2015 and Addendum A dated 13™ October 2015 and SUDS
Maintenance Plan (not dated); Letter from Environoise Consulting Limited dated 21%
December 2015; Noise Impact Assessment (Ref: 20537R01PKmdw dated 30" March
2015); Services Utility Report Rev. A dated 15" October 2015; Transport Assessment
dated October 2015
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Appendix A: Officers’ Report and Addendum to
Planning Committee 17" February 2016

ITEM NO: 1/03
ADDRESS: WHITCHURCH PLAYING FIELDS, WEMBOROUGH ROAD,
STANMORE

REFERENCE: P/4910/15

DESCRIPTION:  THE ERECTION OF A THREE STOREY BUILDING FOR USE AS A
SCHOOL WITH DETACHED SPORTS HALL/COMMUNITY
CHANGING BLOCK, HARD AND SOFT LANDSCAPING, SPORTS
PITCHES AND MULTI-USE GAMES AREAS (MUGA), HARD AND
SOFT PLAY AREAS, PARKING, BIN STORAGE AND BOUNDARY

TREATMENT
WARD: BELMONT
APPLICANT: BOWMER & KIRKLAND / EDUCATION FUNDING AGENCY
AGENT: DPP PLANNING

CASE OFFICER: PETER BARRON
EXPIRY DATE:  18™ JANUARY 2016
RECOMMENDATION A

GRANT planning permission subject to:

(i) referral to the National Planning Casework Unit should Sport England’s holding
objection not be withdrawn;

(i) referral to the Greater London Authority (GLA);

(i)  conditions; and

(iv)  the completion of a section 108 Planning Obligation;

by 31" June 2016 or such extended period as may be authorised by the Divisional

Director in consultation with the Chairman of the Planning Committee. Authority to be

given to the Divisional Director of Regeneration and Planning, in consultation with the

Director of Legal and Governance Services, for the sealing of the section 106 Planning

Obligation and to agree any minor amendments to the conditions, informatives, drawing

numbers and the Planning Obligation terms. The proposed section 106 Planning

Obligation Heads of Terms cover the following matters:

a) Contribution of £250,000 to fund junction improvements to be secured at
Wemborough Road/Whitchurch Lane/Marsh Lane/Honeypot Lane junction

b) Community Use Agreement to be implemented

c) Implementation of the Green Travel Plan

d) Undertaking that the applicant will work with Harrow Council on relevant
mitigation works or promotional activities that would contribute to air quality improvement
outcomes in the area of the site

RECOMMENDATION B
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That if, by 31%' December 2016, or such extended period as may be authorised, the
section 106 Planning Obligation is not completed, then delegate the decision to the
Divisional Director of Planning to REFUSE planning permission for the appropriate
reason.

1. The proposed development, in the absence of a Planning Qbligation to (i) fund the
provision of infrastructure directly related to the development and (ii) secure
necessary agreements and commitments in relation to the development, would fail to
mitigate the impact of the development upon infrastructure and the wider area,
contrary to the National Planning Policy Framework, Policies 3.19, 6.3, 7.14 and 8.2
of the London Plan (2015), Policies CS 1 G and Z of the Harrow Core Strategy
(2012) and Policies DM 43, DM 46 and DM 50 of the Local Plan (2013), and the
provisions of the Harrow Planning Obligations supplementary planning document.

BACKGROUND & EXECUTIVE SUMMARY

The Avanti School is a state-funded Hindu faith school that opened in 2012. The
School's primary year groups are accommodated at the former Peterborough & St.
Margaret's School site in Common Road, Stanmore. The secondary year groups are
temporarily accommodated at Pinner High School; however, and with the support of the
Education Funding Agency, the Avanti School secondary school now seeks a permanent
new home.

This planning application proposes to fulfil that need by the construction of a new school
and sports hall on land at Whitchurch Playing Fields, Wemborough Road, Stanmore.
The playing fields are designated in the Local Plan as open space and are allocated for
community outdoor sports use. The west field is subject to flood risk, primarily
associated with the Edgware Brook which flows through the south-west corner of the
site.

The school campus would occupy the east field. In addition to the school building, sports
hall and associated parking & play areas, the east field would also accommodate
tennis/netball courts, a Multi-Use Games Area (MUGA) and a grass mini-soccer playing
pitch. The west playing field would be subdivided: land north of the Edgware Brook
{which flows through the site) would be Avanti School playing fields; land south of the
Edgware Brook would remain fully accessible to the public. A Community Use
Agreement has been prepared that would secure controlled access for community
groups 1o use the School’s sports hall and outdoor sports facilities.

Harrow's Core Strategy and other Local Plan documents were prepared to provide a
spatial plan for the Borough's development and infrastructure needs to 2026, including
schools development. Having allocated sufficient land to meet these needs and in light
of other evidence as to the shortfall, across the Borough as a whole, of land for sport &
recreation etc., the Local Plan offers unequivocal protection for designated open spaces
and identifies major opportunities for making better use of certain existing open spaces.

In the relatively short time since the adoption of the Local Plan population projections
and school place planning projections have been revised upwards. The one site
allocated for a new secondary school in the Local Plan is now being brought forward by
another party and other schools within the Borough are the subject of a co-ordinated
expansion programme. Even with these and Avanti School, which is already providing
places from its temporary site at Pinner, there is a projected shortfall of secondary
school places in the Borough over the medium to longer term.
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The applicant has conducted a reasonable search for alternative suitable sites that
would meet its needs within its search area (the London Boroughs of Barnet and
Harrow) but none more suitable than Whitchurch Playing Fields has been found.

The proposal represents a departure from the development, being a development on
open space and for a use contrary to the site’s allocated purpose. However, it is
concluded that the projected future shortage of secondary school places, and a firm
Government planning policy statement as to the support to be given to schools
development, are compelling other material considerations that point to a decision other
than in accordance with the Local Plan in this instance.

It is recognised that the proposal raises legitimate local concerns about the transport
impacts, amenity, noise, air quality, flooding and landscape/nature conservation. Every
effort has been made in the design and layout of the development to address these and,
as explained in this report, it is recommended that a number of further mitigations be
secured through a section 106 Planning Obligation and as conditions of planning
permission. Subject to these and referral to the Mayor of London, it is recommended that
planning permission be granted.

INFORMATION:

This application is reported to the Committee as the proposal involves more than 400 sq.
metres floorspace and the site area is more than 0.1 hectares and so falls outside of the
thresholds set by category 1(d) of the Council's Scheme of Delegation for the
determination of new development.

Statutory Return Type: Largescale Major Development
Council Interest: Yes

Gross Existing Floorspace (GIA): not known'

Net Proposed Floorspace: 9,285 square metres

GLA CIL (provisional): Nil®

Harrow CIL (provisional): Nil®

Site Description

* 10.5 hectares site bounded: to the west by Abercorn Road; to the south by
Wemborough Road; to the south-east by Whitchurch Primary School and Nursery; to
the east by properties in Green Verges (Cedar House, Littlecot and nos. 2-17 Green
Verges); and to the north by in Old Church Lane {nos. 82-96 & nos. 108-122 evens),
Cranmer Close (nos. 4-8) and no. 86 Abercorn Road

¢ the site is currently in use as publicly accessible playing fields with ancillary car
parking, a dilapidated 1930s pavilion building (and separate car park), ancillary
structures for storage and, adjacent to Whitchurch Lane, an electricity sub station

» access to Whitchurch Primary School and the car parking area is from Wemborough
Road; there is a secondary access from Marsh Lane (south of Green Verges)

* Edgware Brook flows in an open channel across the south-west corner of the site
from Abercorn Road (where it emerges into the site from a culvert) to Wemborough

' There is an existing pavilion building on the site which it is proposed to demolish. The floorspace of the
building, which is derelict, is not known.

% The Mayor of London's CIL includes an exemption for development “...wholly or mainly for the provision of
education as a school or college under the Education Acts or as an institution of higher education.

® The Harrow GIL does not apply to development for uses falling within Classes D1 or D2.
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Road (where it re-enters a culvert)

¢ there is a bund inside the southern boundary of the site broadly parallel with
Wemborough Road

s the site is bounded by fencing

* group tree preservation orders are in place along the Edgware Brook, to the
north/northwest of the car park and along the secondary access from Marsh Lane

* the majority of the playing field that is to the east of Abercorn Road and to the south
of nos. 82-96 Old Church Lane, and the dilapidated pavilion and car park, is mapped
as being within fluvial flood zone 2 and 3

* parts of the site are also mapped as being at risk of surface water flooding including
the secondary access from Marsh Lane

» other than the access road between Wemborough Road and the car park, the whole
of the application site is designated on the Local Plan Policies Map as Open Space
and is allocated as Major Open Space Site 6 in the Site Allocations Local Plan (2013)

» the Edgware Brook, land to the west of the dilapidated pavilion building and the area
to the north/northwest of the car park is designated on the Local Plan Policies Map as
a Site of Importance for Nature Conservation (SINC)

» the site has a public transport accessibility level (PTAL) of 1b

Proposal Details

s 9.285 sq. metres floorspace across two buildings for use as non-residential state-
funded secondary school (Class D1)

¢ the applicant’s Planning Statement provides the following additional information:

o the proposal is made by Avanti House, a Hindi faith school for 4-18 year olds
split across two sites

o this application relates to the secondary phase of the school

o the school opened in September 2012 and can admit 180 secondary pupils
per year

o when full it will have 1,260 secondary pupils aged 11-18

o the school now has pupils in years 7-10 and currently has 478 pupils

o the schoal is currently based in the building acquired for Pinner High School

o completion of the proposed buildings is expected in August 2017 by which
time the number of pupils in years 7-11 and sixth form (year 12) is anticipated
to be close to 850

* main building would be three storeys with approx. dimensions 87 metres (wide) x 36
metres (deep) and 11.2 metres high located to the north of Whitchurch Primary
School and to the rear of properties in Green Verges; accommodation would
comprise:

o ground floor: reception and offices; 13 x classrooms; 2 x seminar rooms;
drama studio, music and other ancillary rooms; library; dining hall, kitchen and
server; materials storage; staff preparation rooms; toilets; and ancillary
storage spaces

o first floor: main hall; 18 x classrooms; ICT room; 5 x seminar rooms; sixth form
study room; Head's offices, conference room and reprographics; staff
preparation rooms; toilets; and ancillary storage spaces

o second floor: 8 x science labs and a science preparation room; 8 x
classrooms; 2 x ICT rooms; sixth form social room; small meeting rooms; plant
room; staff preparation rooms; toilets; and ancillary storage spaces

“1in 30 and 1 in 100 years probability
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a second, detached sports building with a footprint of approx. 1,438 sq. metres and

with heights of 4.3 metres and 9.3 metres high located to the north of the existing car

park; accommodation would comprise:
o asports hall (4 courts/594 sq. metres); and activity studio (150 sg. metres) in

the part of the building that would be 9. 3 metres high
o segregated school and community changing facilities; staff changing facilities;
plant room; office; storage facilities and toilets

» the proposal would share the existing access to Whitchurch Primary School from
Wemborough Road; the access from Marsh Lane would be used for maintenance
only

= 69 car parking spaces with manoeuvring space would be situated to the east, south
and west sides of the proposed main building; the school's main entrance would be
located on the south elevation of the propased main building

» 185 cycle parking spaces are also proposed

* indicative hard and soft landscaping works are shown to the north of the main
building and this would provide informal outdoor space for staff and pupils

* a hard-surfaced multi-use games area (MUGA) and a soft-surface mini soccer pitch
are proposed to the rear of properties in Cranmer Close and Old Church Lane (nos.
108-122); the MUGA would be enclosed by a weldmesh fence to a height of 3 metres

» the site would be enclosed/subdivided as follows:

o a 2.4 metres high timber close-boarded fence would be erected to the
boundaries with property in Green Verges, Cranmer Close, Old Church Lane
and 86 Abercorn Road, and alongside the secondary access from Marsh Lane
and between the rear boundaries of property in Green Verges and the
proposed main building

o a 1.8 metres high weldmesh fence would be erected along Abercorn Road
from no. 86 to the Edgware Brook, through the site along the north side of
Edgware Brook, along the west side of the access road from Wemborough
Road (incorporating the dilapidated pavilion building and its car park), around
the south, west and north sides of the existing car park and to the north
boundary of Whitchurch Primary School

o a 1.2 metres high steel bowtop fence would be erected around a pond to the
north of the existing car park

o a 2.4 metres high weldmesh fence would be erected between the proposed
main building and the proposed sports building, and between the proposed
sports building and the proposed MUGA

o the existing perimeter fence along Wemborough Road and the remainder of
Abercorn Road would be retained to continue to enclose the area to the
south/south-west of the Edgware Brook

* pedestrian access to the area south/south-west of the Edgware Brook would be via
gates from Abercorn Road and from the access road from Wemborough Road

» pedestrian access to the area north of the Edgware Brook would be via access gates
at the existing bridge over the Brook or otherwise through the main school complex

* the proposal would provide the following outdoor sports facilities:

o 3 x full-size football pitches

o 2 x five-a-side football pitches

o 3 x mini soccer pitches

o 1 x under twelve’s football pitch

o arunning track

o a cricket pitch
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o 3 x netball/tennis courts
o 1 x synthetic surface pitch
* no floodlighting is proposed as part of this application

Revisions to Application following submission

The following revised and additional documents have been submitted during the course
of the application to address wherever possible issues raised by officers and consultees,
and to pre-empt details that would be required by condition in order to expedite the
project in the event that planning permission is granted:

» Addendum note in response to Transport for London

Additional Air Quality Information and a Revised Air Quality Assessment

Amended and Detailed Landscape and Tree Drawings

Amended Site and Security Drawing

Amended and Detailed Drainage Drawings

Car Park Management Plan

Construction Logistics Plan

Delivery & Servicing Plan

External Lighting Strategy

Geophysical Survey

Revised Sports Hall Internal Layout

Environmental Impact Assessment

On 27" February 2015 the Council carried out a screening opinion pursuant to the Town
and Country Planning (Environmental Impact Assessment) (England) Regulations 2011
{(as amended) for the Redevelopment of Former Playing Fields to Accommodate a New
6 Forms of Entry Secondary School {800 Pupils & 360 Post 16 Sixth Form Places) And
Associated Internal And External Sports Facilities at the site (P/0521/15). The opinion
concludes that the proposal is not EIA development.

The subject application was accompanied by a further screening request. On 14™
December 2015 the Council issued a further opinion that the development proposed in
the application is not EIA development.

Relevant History

* [ BH/41331: Qutline: mobile Buildings to Provide Temporary First and Middle Schools
with Associated Playing Areas, Car Parking and Access Road (Vehicular Access
from Wemborough Road); GRANT - 2nd October 1990

* [ BH/41332: Outline: New First and Middle Schools with Associated Playing Areas,
Car Parking and Access Roads together with Parking Spaces to Serve Playing Fields
(Vehicular Access from Wemborough Road); GRANT - 2" October 1990

» LBH/42637: Flood Prevention Bunding and Alleviation Measures; GRANT - 23" April
1991

+ EAST/1074/00/FUL: Works to Water Course; WITHDRAWN - 26" April 2002

* P/1136/05: Change of Use of Part of Ground Floor to Use as Day Nursery and After
School Club for up to 70 Children; GRANT - 28" July 2005

Pre-Application Discussion (Ref.)
s P/4265/15/PREAPP: Development of a New School facility for 1,260 Pupils Aged
Between 11 Years and 18 Years

Applicant Submission Documents
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* Air Quality Assessment

* Biodiversity Management Plan

* BRE Assessment

* Design & Access Statement

» Education Funding Agency Letter dated 13" October 2015
* Energy Statement

» Flood Risk Assessment {(and Appendices A-D & Addendum)
¢ Geo-Environmental Assessment Report (Phase )

* Ground Investigation Report (Phase II)

* Noise Impact Assessment (and Technical Planning Note)

¢ Pedestrian Level of Service Assessment Note

* Planning Statement

+ Policy Statement — Planning for Schools Development

* Request for Screening Opinion dated 13" October 2015

* Sequential Assessment

= Services Utility Report (and Appendices)

» Statement of Community Involvement (and Annexes 1 & 2)
» SUDS Maintenance Plan

» Transport Assessment (and Appendices 1-19)

s Travel Plan

Advertisement & Site Notices
18 x Site Notices at various locations on: Wemborough Road; Marsh Lane/Green
Verges; Old Church Lane; Cranmer Close; Abercorn Road (29ih October 2015)

Harrow Times: Departure from the Development Plan; Major Development (29" October
2015)

Notifications

Sent: 1,189 (28" October 2015)
Replies: 52 objections; 220 supporis
Expiry: 18" November 2015

Objection Issues (summarised)

Transport
traffic during construction; traffic during operation phase; area already congested esp.

7.30-9.00am and 3.30-6.30pm; not convinced by transport plan — not clear what
mitigation measures are; accidents will increase; already 2 primary schools and college
nearby and proposal will add 1,200 people by foot, car or bike; proposed leisure facilities
will add to congestion; will increase rat running on residential roads; nature of school will
bring pupils from many different areas; whole area will become gridlocked; staggering
start/finish times will just extend the period of congestion; questionable whether
proposed measures will reduce pedestrian accidents; will sixth formers be prevented
from driving to school?; impact on emergency access/fire station nearby; exacerbate
traffic noise; Marsh Lane/Wemborough Road junction won't cope with increase in traffic
and pedestrians; will exacerbate traffic on Abercorn Road; see traffic chaos at Park High
to see what is going to happen here; serious concerns about Transport Assessment;
PTAL of site at lower end of scale; buses will become monopolised by students making it
difficult for elderly and pram users; buses already overcrowded; at least 100-200 exira
cars twice a day, excluding staff; additional parking restrictions needed; major traffic
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planning/road scheme needed; school coaches in Dalkeith Grove cause considerable
difficulties; access should not be from Marsh Lane; impact on existing Whitchurch
School not addressed; cumulative traffic impacts of other developments (Anmer Lodge,
spur Road in Barnet, Barnet Football Club); no coach parking; Green Travel Plan
unrealistic and unenforceable; junction improvements unlikely to provide adequate relief
to additional traffic; residents’ driveways will be blocked at certain times.

Parking
insufficient parking for staff and sixth formers; no space for residents and their visitors to

park; demand for drop-off activity not catered for; no mitigation for increased on street
parking offered; likely staff car park will be used out of hours; students should be
forbidden to bring cars onto the site or park within 3 miles.

Open Space Issues

Loss of safe dog-walking area; playing fields provide good recreational facility for all
residents; contrary to NPPF and to Council's own up-to-date Core Strategy and Site
Allocations documents and Policy DM 18; should review use of site only through the
rigorous development plan review process (consideration of supply & demand for
different uses); applicant's evidence of search for other sites is weak; land is currently
open space with policy restrictions; what guarantees of public access?; Mayor of London
recently spoke of need for better quality green spaces and funded the Stanmore Marsh
restoration nearby; site is used for football, cricket, running, dog walking, kite flying,
picnicking and other activities; the existing playing fields function as a village green; loss
of a ‘green lung, for the area; pavilion is part of the heritage of the site and should be
retained; existing schools will lose access to the playing fields; south west triangle is a
bog; Aldenham Bus Works site should be considered instead; green and sports land will
be lost forever.

School Issues

Thought should be given to a multi-faith school to accommodate people who live in the
area; proposal will attract students from further afield; location not practical for target
students; should consider expanding existing schools; planning permission already
granted for a primary school; single faith school will not meet the wider needs of the
community; provision for new school should be made away from other schools; already
four schools nearby; school should not be permitied to let hall or facilities for private
functions at any time but particularly evenings; all activities should cease by 10pm
weekdays and 6pm weekends; free schools not subject to proper inspection and
regulation and creates separation and fragmentation in the education system; no
substantial evidence that this area needs additional secondary school places; will
funding this school be to the detriment of other local schools?; single faith school socially
divisive.

Flooding

Building likely to exacerbate local flooding to surrounding area; applicant has not carried
out a proper sequential test; east field collects and holds water for the area;
responsibility for flood defence upkeep would pass to a third party; after an hour of
recent heavy rain sluice and Whitchurch Lane were overwhelmed; responsibility for
maintaining, altering and changing flood defences should be clear; school may want to
expand onto adjacent field; does the Environment Agency approve?; flood risk not
properly assessed; surface water discharge proposal does not accord with Policy DM
10; the need for the school should not outweigh the need to protect existing property;
site is currently waterlogged; will sue when properties flood as a result of this
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development.

Character and Appearance

Three storey building out of keeping and an eyesore; overdevelopment; both buildings of
considerable height and mass; no architectural merit; one floor should go in basement;
will lead to litter in area; compared to more imaginative schools being designed proposal
is poor response to site.

Amenity
3 storey building 9-10 metres behind our property; fence should be at least 5 metres

high; loss of open views; overlooking from windows on east elevation; fumes from
adjacent car park serious to health; gap between fences inadequate for maintenance;
who will be responsible for flooding in gardens?; quality of life of Green Verges residents
will be affected; causing great anxiety and worry; overbearing and visually obtrusive;
building would have less impact if on other half of field; concern about future
floodlighting, evening functions & etc.

Biodiversity
Nature conservation site could be adversely affected; the stream, biodiversity and
surviving wildlife seem bottom of the agenda; habitats will be lost; hedgerows must stay

intact.

Noise

No assessment of noise from the proposed MUGA; assessment of noise from the sports
hall based on wrong methodology; extreme noise from 1,300 teenagers; proximity of
tennis and basketball/netball courts will cause constant noise nuisance; car parks close
to boundaries will be noise.

Air Quality
Increased air pollution detrimental to health; will pollution levels at drop off and pick up
times breach EU limits?

Procedural concerns

21 days inadequate time for response; implore the Planning Committee to visit the area
between 8am & 9am and again between 3.30pm & 4.30pm; support respondents don’t
live in the immediate area; lack of proper consultation — nothing since March 2015;
comments not taken on board; award of funding and contract for site indicates a
politically predetermined case and lack of consultation; submitted documents contain
inconsistences; Council's EIA Screening Opinion (dated 14™ December 2015) contains
deeply concerning comments and pre-determines outcome and conclusions of highway
officers and planning assessment, and does not mention noise when school operational.

Support Comments (summarised)

Harrow needs more school places; important for education of children; Avanti House
takes community very seriously; new building will help the area; school started in 2012
with 500 students but still doesn't have a home; school is very popular; application
warrants full support; there will be a shortage of schoal places in the next few years; the
sports facilities will benefit the local community; the school has a gold standard Travel
Plan; most families attending the school live in Stanmore/Edgware; school rated good
with fantastic features by Ofsted; many students of school already use public transport;
decision should be made as soon as possible; further delays risk damaging education;
will help regenerate the area; good use for the land; will bring secondary school closer to
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primary school; not enough good schools in Harrow; will improve educational
achievement; traffic congestion to site will be kept to a minimum; new school needed to
balance out new homes built recently; existing great transport links; the school is open to
all faiths; meets demand; will provide good recreational facilities; we moved to Harrow so
that our children may go to a faith based school; open space under used would serve
the community better if redeveloped; lack of permanent site detrimental to children.

Canons Park Residents’ Association (summarised)

Size and nature of proposal warrants an Environmental Impact Assessment or a
Cumulative Impact Assessment; 21 day consultation period inadequate and
unreasonable; changes made following pre-application consultation have not been
relayed; the Statement of Community Involvement presents only partial account of
consultations held; a challenge on the process employed may be forthcoming; Honeypot
Lane junction will be overloaded at peak times; lack of cycling provision for a new school
a safety risk; terms of community use should be generous — on a cost not a commercial
basis.

Environment Agency

The proposed development has been arranged through use of a sequential approach,
ensuring that the more vulnerable aspects of the site are located within Flood Zone 1
and the higher flood risk areas are used for water-compatible development.

The application does not include an assessment of the safety of the site's route of
access / egress during a flood event. Harrow Council are the competent authority on
matters of evacuation and rescue, and therefore should address the adequacy of the
evacuation arrangements, including safety on the route of access / egress in a flood
event, or information relating to signage, underwater hazards or any other particular
requirements. You should consult your emergency planners as you make this
assessment.

Historic England

Although the site lies outside an archaeological priority area, an investigation directly to
the north-west of the site recorded evidence of multi-period activity (from the prehistoric
through to the medieval period). The site is of a large scale and the proposed works is
likely to result in a significant amount of top soil stripping which, due to the lack of
historical development on the site, could result in extensive removal of previously
unrecorded archaeological remains across much of the site. | therefore recommend that
the following further studies should be undertaken to inform the preparation of proposals
and accompany a planning application: Geophysical Survey

Mayor of London (stage one response) (summary)

Principle of land use — provision of school on open space/playing fields: The proposed
free secondary school on the site is supported as the scheme not only contributes
through increasing provision of places in areas where there is unmet demand, but also in
driving up the quality of provision and choices for parents. The sequential test exercise
that has been carried out has an appropriate methodology and is suitably thorough and
robust.

Playing fields and community use: The community use plan which makes available the
new sport facilities in the school for community use outside the school’s core hour is
welcomed and should be secured. As the site is a designated playing field, the
negotiations with Sport England should be continued in order to address the objection
and to each a suitable agreement.
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Biodiversity: The proposed mitigation measures are welcomed and need to be
conditioned.

Urban design: There are no strategic design concerns. However, the applicant is
encouraged to explore the use of higher quality facing materials to the mains school
frontage. As a minimum, the Council should secure key details of the cladding system to
ensure the best possible build quality is delivered and ease of maintenance is prioritised.
Access: Whilst the proposed inclusive access measures are welcomed and need to be
secured, the applicant is required to clarify on the type of lifts proposed.

Sustainable development/energy: Site wide carbon emissions and savings and full
BRUKL sheet including energy efficiency measures alone (i.e. excluding PV) to support
the savings claimed should be provided. Further information is required on the floor area
and location of the energy centre and a roof plan showing where the PV will be located,
their orientation and pitch. The applicant should investigate the potential for inclusion of
other renewable energy technologies in the building design in the interest of achieving
the 35% carbon reduction target.

Flooding: No strategic concerns. The approach to sustainable drainage is acceptable
and should be secured via an appropriate planning condition to be discharged in
consultation with LB Harrow Lead Local Flood Authority.

Transport: The mode share for public transport should further disaggregated into buses;
tube and train allowing TfL to further assess the impact on each respective mode. A site
wide car parking management plan should be submitted for approval, secured by
condition and implemented to manage and regulate the use of the car park along
minimising any on street parking. A maore thorough Pedestrian Environment Review
System {PERS) audit should be carried out; further evidence to demonstrate that there
will be no adverse impact on the safe operation of the junctions or on bus journey times
as a result of the proposed changes to staggered signal controlled pedestrian crossings
required. The proposed cyclists’ access to the site and the cycle parking locations
should be revised. Improved travel plan, DSP &CLP should be submitted and secured
through conditions.

Metropolitan Police (Designing Out Crime)
No objections. Detailed recommendations made for Secured by Design Award as to
CCTV, video motion detection, lighting, monitored alarm and any on-site safe(s).

Sport England

Sport England will not object to this application if the outstanding issues are resolved to
Sport England’s satisfaction. Sport England submits a holding objection to this
application until these issues are resolved.

Whitchurch playing fields are regularly used by a local football club, St Joseph's Youth.
The proposals will result in development on what is known as the top field for a; sports
hall, school building with associated car parking and outdoor space, 3 court MUGA
comprising 3 netball courts (30m x 15.25m) and grass mini Soccer pitch U9/U10 55m x
37m.

The proposed sports hall, 3 court MUGA and artificial grass pitch (although it is not clear
from the information provided what surface this proposal will support), has the potential
to meet exception 5 of Sport England’s policy which states:

The proposed development is for an indoor or outdoor sports facility, the provision
of which would be of sufficient benefit to the development of sport as to outweigh
the detriment caused by the loss of the playing field or playing fields.
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Artificial Grass Pitch and MUGA: Sport England requests further details of the surfaces
and construction of the proposed AGP and MUGA. These facilities should meet the
design guidance set out in the Sport England document; Artificial Surfaces for Outdoor
Sport.

Sports Hall: The sports hall facilities should meet the requirements of the football and
cricket teams that will use the school playing fields. Further revisions to the proposals
are required to provide:

« Additional changing rooms for officials;

» Modesty screening in the changing provision;

+ Amendments to the showers to include 4 shower heads in cubicles;

Sport England also requires details of the flooring in the sports hall so that it can be used
for cricket and confirmation of the surface of the artificial grass pitch, which is likely to be
used for football training. The amendments to the design should meet Sport England’s
design guidance for sports hall. The sports hall will also need to accommodate storage
for any community users of the sports hall and the users of the playing field. The ECB
and FA have now received a copy of the plans and | will ask them to feed back any
additional, more detailed comments as soon as they are able.

Floodlighting: Floodlighting of the outdoor court/pitch facilities would also secure
significant benefit to the development of sport and meet Exception 5. It was
acknowledged at the meeting that floodlighting does not form part of this application but
the Council would ensure that ducting for floodlights would be included in the proposals
for the artificial pitch. Sport England therefore request plans showing this (or this could
be secured through condition).

Community Use: All new sports facilities should be made available to the community and
a community use scheme is required. It is important that the needs of the existing users,
St Josephs Youth FC are given careful consideration within the community use
agreement, to ensure that they are able to use the grass and artificial surfaces, changing
provision and parking. The Council should provide a copy of the community use
agreement as soon as possible for Sport England and the NGBs to review and comment
on.

Proposed school buildings and ancillary space on playing field land: The proposed
development of the school building with associated car parking and outdoor space on
playing field land does not meet any of the exceptions in Sport England's Playing Fields
Policy. To mitigate for this loss, it acknowledged that a number of new sports facilities
will be provided on the site. In addition, an area adjacent to the stream crossing the
corner of the Whitchurch playing fields was put out of use and later damaged by
Environment Agency works to the watercourse would be brought back into use to
provide additional football pitches, to help meet the demand from the youth teams that
currently use the site. To meet the needs of the youth team that currently use the site,
the lower field pitch layout should be reconfigured to include an FA recommended
dimensions for a 9 v 9 pitch. This could in part meet exception 4:

The playing field or playing fields, which would be lost as a resulf of the proposed
development, would be replaced by a playing field or playing fields of an
equivalent or better qualily and of equivalent or greater quantily, in a suitable
location and subject to equivalent or befter management arrangements, prior to
the commencement of development.
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Cricket Pitch: As the proposed development will result in the loss of a cricket pitch from
the site, it is important that the needs of cricket are addressed through the proposal. The
ECB has advised us that the orientation of the cricket square shown on the plans is
incorrect as it runs east/west instead of on a north/south axis (see ECB design guidance
note TS4). The redesign of the pitch layout should accommodate the square in its
correct orientation and with minimum 50 metre boundaries. The ECB has also asked us
to request further details of what specification the square would be built fo. It is
important that the requisite level of build specification matches the maintenance regime
that will be put in place and that it is constructed to meet the requirements of community
cricket. There are understood to be 3 local cricket clubs looking for a venue in Harrow
and cricket could also benefit from access to the new sports hall, plus predicted future
growth once the site is enhanced, was a determining factor in the ECB's support for
these proposals, subject to addressing the issues relating to community access and
pitch improvements. Please provide revised drawings showing the correct pitch layout
as discussed with the FA/ECB.

Improvements to the existing playing fields and the area of additional playing field south
of the river are essential to ensure that the remaining playing fields can accommodate
use from both the community and the local sports clubs.

Sport England welcomes the Applicant’s intention to also improve the existing pitches
and improve the area that has been damaged. However, whilst details of this were
provided at the planning application stage, | have not found any information that has
been submitted with the planning application. This could be secured by condition, but it
would be preferable for the Applicant prefers to submit this information in advance of a
decision being made. Please could this information be provided for the FA/ECB to
comment on? Sport England can then suggest a condition to ensure the playing field
improvements are secured as part of the application.

Management _and Maintenance: In addition, Sport England would recommend the
following condition to secure the management and maintenance of the playing field and
other sports facilities:

Before the sports hall, artificial grass pitches, MUGA and grass pitches are
brought into use, a Management and Maintenance Scheme for the facility
including management responsibilities, a maintenance schedule and a
mechanism for review shall be submitted to and approved in writing by the Local
Planning Authority after consultation with Sport England. This should include
measures to ensure that the surface of the artificial grass pitch is replaced at the
end of its usual lifespan. The measures set out in the approved scheme shall be
complied with in full, with effect from commencement of use of the sports hall
artificial grass pitches, MUGA and grass pitches.

Reason: To ensure that a new facility is capable of being managed and
maintained to deliver facifities which are fit for purpose, sustainable and to ensure
sufficient benefit of the development to sport and to accord with Development
Ptan Policy.

Sport England also requires confirmation that spoil from the school build will be removed
from the site and not redistributed across the playing field before we remove our holding

objection.
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Conclusion: Given the above assessment, Sport England wishes to submit a holding
objection to this application to allow time to resolve the matters and ensure that the
proposed development meets exceptions 4 and 5 of its Playing Fields Policy and
paragraph 74 of the NPPF. If your Council decides not to ensure that the additional
information set out above is provided or secure this through conditions (agreed with
Sport England) then Sport England would wish to raise an objection to this application.
Should the local planning authority be minded to approve this application without the
above being addressed, then given Sport England's subsequent objection and in
accordance with The Town and Country Planning (Consultation) (England) Direction
2009 the application should be referred to the Secretary of State via the National
Planning Casework Unit.

Thames Water
No impact piling condition recommended. Informative relating to ground water and the
installation of petrol/oil interceptors and fat traps recommended.

Transport for London (Summary)

The main issues raised to be resolved before the application can be considered in line

with the transport policies set out within the London Plan (2015):

= Justify the proposed level of car parking and implement a car parking management
plan;

e Undertake a full PERS and CERS audit to identify local walking/ cycle improvement
needs;

* Review proposed cycle parking location and access arrangement for cyclists in light
of comments;

* |dentify adequate measures to address lack of desire lane on the junction of Marsh
Lane/ Whitchurch Lane/ Honey Pot Lane/ Wemborough Road junction

* To review mode share and disaggregated public transport modes into respective
modes

* To identify and secure adeguate mitigation measure to address junction capacity
impact to junctions expected to operate beyond their capacity, including the junction
with Marsh Lane/ Whitchurch Lane/ Honey Pot Lane/ Wemborough Road;

* |Impose assertive targets for walking and public transport use in the travel plan to
further reduce car trips, to be secured by planning obligations;

* Provide detailed DSP and CLP to regularise servicing and construction
arrangements; these should be secured by conditions;

* Secure the school travel plan by obligation, including the staggering of starting and
finishing time to minimise highway and traffic impact.

The Council’'s drainage team, environmental health office, biodiversity officer, landscape
architect and the highways authority have been involved at pre-application phase and
during the course of the application. Their advice is incorporated into the relevant
appraisal section of the main report (below).

Applicant’s Response

The applicant has provided an Addendum Technical Note in response to Tfl's

comments, summarised below:

* 3 Car Park Management Plan has been prepared;

» the Transport Assessment already provides a comprehensive review of
pedestrian/cycling conditions and the scheme proposes key pedestrian
improvements, so PERS/CERS audits are not considered to be necessary.
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¢ the location of the cycle parking will be reconsidered as part of the landscaping
details and a cycle route strategy has been prepared; a comprehensive review of
local cycle infrastructure has been provided;

* 2 junction improvement scheme is proposed at the Marsh Lane/ Whitchurch Lane/
Honey Pot Lane/ Wemborough Road junction;
a revised peak hour trip generation summary has been provided;
a Travel Plan with targets to Tfl Stars ‘Gold’ accreditation has been submitted; and

* a Delivery and Servicing Plan (DSP) and Construction Logistics Plan (CLP) have
been developed and supplied.

APPRAISAL
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that:

‘If regard is to be had to the Development Plan for the purpose of any determination fo
be made under the Planning Acts, the determination must be made in accordance with
the Plan unfess matenal considerations indicate otherwise.’

The Government has issued the National Planning Policy Framework (NPPF) which
consolidates national planning policy and is a material consideration in the determination
of this application. The Government has also issued National Planning Practice
Guidance.

In this instance, the Development Plan comprises The London Plan (2015) and the Local
Plan. The Local Plan comprises as relevant to the site) the Harrow Core Strategy (2012),
the Development Management Policies Local Plan document (2013), the Site Allocations
Local Plan document (2013) and the accompanying Local Plan policies map.

MAIN CONSIDERATIONS

Planning Policy for Protection of Open Space
Local Plan Site Allocation MOS 6

Core Strategy Area Spatial Objective
Planning Policy for Provision of Sport Facilities
Planning Policy for Floodlighting

Planning Palicy for Provision of Educational Facilities
Residential Amenity

Design and Layout

Highways and Transport

Noise

Air Quality

Carbon Dioxide Emissions Reductions
Sustainable Design and Construction

Flood Risk

Sustainable Drainage

Trees

Landscaping

Ecology and Biodiversity

Land Contamination

Heritage

Electricity & Gas Supply

Water Use and Waste Water Capacity

Waste and Recyling
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Demolition of Existing Pavilion Building

Planning Policy for Protection of Open Space

Paragraph 73 of the NPPF (2012) states that:
Access to high quality open spaces and opportunities for sport and recreation can
make an important contribution to the health and well-being of communities.
Planning policies should be based on robust and up-fo-date assessments of the
needs for open space, sport and recreation facilities and opportunities for new
provision. The assessments should identify specific needs and quantitative or
qualitative deficits or surpluses of open space, sports and recreation facilities in
the local area. Information gained from the assessments should be used to
determine what open space, sports and recreation provision is required.

Paragraph 74 goes on:
Existing open space, sports and recreation buildings and land, including playing
fields, shoufd not be built on unless:

o an assessment has been undertaken which has clearly shown the open
space, buildings or land to be surplus to requirements; or

o the loss resuling from the proposed development would be replaced by
equivalent or better provision in terms of quantity and quality in a suitable
location; or

o the development is for alternative sport and recreation provision the needs for
which clearly outweigh the loss.

Additional advice is provided in the National Planning Practice Guidance. Amongst other
things, the guidance confirms that it is for local planning authorities to assess the need
for open space and opportunities for new provision in their areas.

Policy 7.18 B of the London Plan (2015) states that:
The loss of protected open spaces must be resisted unless equivalent or better
quality provision is made within the focal catchment area. Replacement of one
type of open space with another is unacceptable unless an up to date needs
assessment shows that this would be appropriate.

Policy 3.19 B of the Plan states that a net loss of sports and recreation facilities,
including playing fields, will be resisted. Part C of the Policy calls for sports facility
proposals on existing open space to be considered carefully in light of open space
protection policies and the borough’s own assessment of needs and opportunities.

Policy CS 1 F of Harrow's Core Strategy (2012) states that:

Harrow’s open spaces and green grid will be managed as an interconnected,
multifunctional environmental resource that contributes to biodiversity, adaptation
to climate change, and to people’s health and wellbeing. The quantity and quality
of the Green Bell, Metropolitan Open Land and existing open space shall not be
eroded by inappropriate uses or insensitive development. The reconfiguration of
existing open space may be permilted where qualitative improvements and/or
improved access can be secured without reducing the quantity of the open space.
The provision of the new open space will be sought as part of major development
proposals, and to deal with identified deficiencres, such as in the provision of play
areas for both children and young people.
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The reasoned justification for this policy is explained at paragraph 4.11 of the Core

Strategy:
In total there are 1,334 hectares of land in open space within Harrow. However
the Council’s recent assessment of existing and future open space requirements
demonstrates that there are considerable variations in the level and quality of
provision across the Borough and identifies significant shortfalls in the availability
of accessible open space for a range of uses, when assessed against
recommended standards of provision. In light of this and in view of the forecast
population increase and planned residential development in the Borough, there is
a presumption against any net loss of open space, regardless of ownership and
accessibility.

In his report finding that the Core Strategy is sound, the examining Planning Inspector

observed on the issue of open space protection:
75.  Given the existing deficiency in the provision of open space, the Council’s
position is understandable... Whilst a developer may offer qualitative or access
improvements, the loss of the open spaces would not be recoverable. The
Council's policy of concentration of development is unfikely to result in
developments which can make their own, full, on-sife provision of open-space. It
seems likely that in many cases this will need to be compensated for by
commuted payments for the improvement of existing open spaces or the
acquisition of land — including the open land which is in private ownership - to
provide the necessary open space. If the quantity of available open space is
reduced by development, the opportunities for additional provision of public space
or the improvement of existing open space will be less. Those benefits which
would accrue from permitting the loss of open space in terms of quality and
access could be benefits which would equally accrue from requirements made by
other ‘brownfield’ developments without there being the need to countenance any
quantitative loss to secure them.

Policy DM 18 of the Development Management Policies (2013) Local Plan gives effect to
the strategic position established in the Core Strategy. Part A states that land identified
as open space on the policies map will not be released for development. Part B sets out
detailed criteria for the reconfiguration of open space subject to no net loss. Part C sets
out detailed criteria for ancillary development (changing accommodation, pavilions &
efc.) on open space and Part D deals with existing ancillary buildings. Part E states that
proposals harmful to open space will be refused and Part F resists inappropriate change
of use of open space.

Harrow's Open Space, Sport and Recreation Study (2011) {the *PPG 17 Study”)
provided an assessment of the quality, accessibility and quantity of the Borough's open
spaces. In terms of quantity — and based on recommended standards of provision per
1,000 persons — the Study found there to be a total® shortfall of -117.38 hectares open
space and predicted that this shortfall would as a result of population® growth increase to
-138.77 hectares in 2026. It is this evidence that underpins the Core Strategy and
Development Management Policies Local Plan’s presumption against any net loss of

® The sum of deficiencies across all typologies {parks, children’s play space, amenity greenspace,
natural/semi-natural space, sports and allotments} and the sum of deficiencies minus surpluses across the
various sub areas identified for the purposes of analysis in the Study (central, north-east, north-west, south-
east and south-west).

® Based on GLA 2008 Ward Population Projections (Low).
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designated open space.

The PPG 17 Study included the subject site within the ‘outdoor sport’ typology. It
recorded that the site provides a children’s play space (rated low quality), ten football
pitches (rated as of average, below average and poor quality) and — in terms of changing
accommodation — only a derelict pavilion. The Study recorded no cricket or rugby
pitches and no tennis courts or bowling greens at the site.

Across the Borough as a whole, the Study found there to be a shortfall of -12.37
hectares land in the outdoor sport typology, increasing to -18.86 hectares in 2026.

The PPG 17 Study sets out the recommended quality standards for pitches, other forms
of outdoor sport and changing facilities falling within the outdoor sport typology. The
relevant recommended standards, and the quality score attributed by the Study to those
found at Whitchurch Playing Fields, are reproduced in the Table below:

Pitch/Game Type Recommended Quality Assessed Quality Standard
Standard
Football % 54%

Changing Facilities 63% Derelict (pavilion)

The PPG 17 Study also looked at the supply of sports halls as part of an assessment of
indoor sports facilities. It found there to be a deficiency equivalent to -25 badminton
courts but forecast that this deficiency would fall marginally to -22 badminton courts by
2026. However it should be noted that, since the Study was published, there has been a
loss of sports hall provision equivalent to 4 badminton courts by the closure of the Zoom
Leisure facility at the former Kodak Sports Ground. The Study recommended an
accessibility standard of 20 minutes’ drive time between residents’ homes and indoor
sports facilities and notes that, by this measure, Harrow's population has access to 2 or
more sports halls.

Finally, in terms of Multi-Use Games Areas (MUGAS), the PPG 17 Study found there to
be very limited provision across the Borough and recommended an accessibility
standard of 15 minutes walking time to MUGAs, tennis courts and synthetic turf pitches.
Applying this standard, the application site is within an area of deficiency as mapped in
the Study.

As a footnote to the above summary of Harrow's PPG 17 Study, it should be noted that —
since its preparation — population projections have been revised upwards. Logically, the
likely implication of such revised projections will be to increase the forecast future
shortfall of open space, sport and recreation in the Borough; however no update of the
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Study to analyse more precisely the implications of the revised forecasts has been
carried out.

In 2011 the Council adopted an open spaces strategy for the Borough. The Strategy

does not form a part of the development plan for the purposes of the Planning Acts, but

may nevertheless be a material consideration. In relation to outdoor sports, it

recommends:

¢ areview of the arrangements with various sports and clubs using Council facilities;

* working towards better quality sports pitches to encourage higher levels of
participation; and

» the development of a strategic approach to outdoor sports provision.

In 2013 the Council adopted an outdoor sports strategy (again, not part of the
development plan) for the period 2013 to 2023. The strategy identifies Whitchurch
Playing Fields in joint second place in a table” of priorities for football pitch improvement.

As called-for by the NPPF, the Council has used a robust and up-to-date assessment of
need for open space, sport and recreation facilities as a basis for planning policies in the
Local Plan. The assessment — the “PPG 17 Study” - shows that there is an existing
shortfall in open space, sport and recreation facilities across the Borough and that, with
projected population growth over the plan period, that shortfall can only increase. The
PPG 17 Study also recognises that there are some significant quality and accessibility
issues. Nevertheless, given the gravity of the existing and projected future shortfall in the
quality of open space, the Core Strategy is unequivocal that loss of open space will not
be countenanced and this position is carried through to the provisions of Policy DM 18 of
the Local Plan.

The proposal would, in effect, result in the loss of approximately 1.5 hectares of open
space, equating to around 14 per cent of the application site. This is calculated as the
area of: the main school building and sports hall; the curtilage of the school buildings
(including car parks); and the maintenance access from Marsh Lane. The proposed
MUGA, playing pitches and leftover areas would continue to constitute open space,
sport and recreation facilities (irrespective of whether they are freely available to the
public or whether there is controlled access through the school) and so should not be
regarded as a ‘loss’ in planning policy terms. Nevertheless, approximately 1.5 hectares
would be eroded by inappropriate use, and the school building & sports hall (which, it is
considered, would not constitute wholly ancillary development in terms of Policy DM 18
C) would amount to insensitive development in that they would not preserve the
openness of the open space. The proposal would therefore be contrary to Policy CS 1 F
of the Core Strategy (2012) and Policy DM 18 A & E of the Harrow Development
Management Policies (2013) Local Plan.

Turning to the exceptions criteria set out at paragraph 74 of the NPPF for building on
open space land: the Council's PPG 17 Study clearly shows that the land is not surplus
to requirements; and, with the exception of the sports hall (insofar as there would be
community access to it), the proposed development would not be for alternative sports
and recreation provision. However, it should be noted that Sport England is satisfied in
principle that the loss resulting from the proposed development would be replaced by
better provision on the site in terms of quantity and quality, where quantity refers to the
facilities provided (number/mix of sporis pitches, their carrying capacity, changing

" Table 15.1 of the Strategy.
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accommodation & etc.) rather than the physical area of land.

It is acknowledged that the proposal would secure enhanced facilities on the site and the
NPPF (together with Sport England’s conclusions on the matter) are, of course,
important material considerations. Furthermore, such improvements would undoubtedly
be consistent with Harrow’s open spaces and outdoor sports strategies. However, the
position in the Local Plan is clear: qualitative improvements do not justify any net loss of
designated open space. The proposal is therefore contrary to the aforementioned
provisions of the development plan in that it would involve the loss of some 1.5 hectares
open space. The proposal amounis to a departure from the development plan and
planning permission should only be granted if it appears that other material
considerations point to a decision other than in accordance with the development plan.

Local Plan Site Allocation MOS 6

Recognising the shortfall in open space, sport and recreation facilities, the Local Plan
responds with a range of policies and site allocations to increase provision. One of those
allocations, Site MOS 6 in the Site Allocations (2013) Local Plan, designates the subject
site for community outdoor sports use. The following commentary is included as part of
the allocation in the Local Plan:

6.15 The site is currently open space and is an important recreational destination.
The site is suitable for community outdoor sports use. Development will be
restricted to the minimum necessary to support outdoor sports use, and must not
prejudice the role of this site as a flood storage area. Note that part of the site is
identified in this Site Allocations Local Plan as a new Site of Importance for
Nature Conservation (BD38); any outdoor sport use of this sife must be
compatible with and not prejudice the nature conservation value of the site.

6.16 Part of the Edgware Brook flows through the site and the site therefore
includes some associated areas of medium and high probability flood risk.
Development on the site will be directed to those parts of the site in lower flood
risk, consistent with the vulnerability classification of the proposed development,
in accordance with the NPPF sequential approach to development and flood risk.

The development of the site for a secondary school would be contrary to this allocation,
although it is acknowledged that the development of the school in conjunction with the
proposed community use agreement would deliver the objective of community access -
albeit controlled and outside of school hours - to the enhanced outdoor sports facilities
(as well as the proposed sports hall). Nevertheless, the proposal amounts to a further
departure from the development plan in terms of the site allocation and planning
permission should only be granted if it appears that other material considerations point
to a decision other than in accordance with the development plan.

Core Strateqy Area Spatial Objective
The site falls within the Core Strategy’s Kenton & Belmont sub area. Area objective 3 is

to provide for improved access to open space, through enhanced connectivity, having
regard to opportunities to enhance biodiversity and improve flood risk management.

The issues of biodiversity and flood risk are appraised separately elsewhere in this
report. In terms of access to open space, the whole of the site is currently freely
accessible for informal recreation and sport use by the whole community. As noted in the
preceding section of this report, approximately 1.5 hectares of accessible open space
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would permanently lost to the proposed development although the sports hall would be
made available for access-controlled community use outside of school hours. The
MUGA and other outdoor courts to the north of the school complex, and the enhanced
outdoor sports pitches to the north of the Edgware Brook, would also be made available
for access-controlled community sports use outside of school hours. This would leave an
area of 2.3 hectares south of the Edgware Brook freely accessible to the community for
informal recreation such as walking, running and non-organised sport/play activities.

Although local residents would not continue to benefit from unfettered access to the
whole site, the area south of Edgware Brook would continue to be available for informal
recreation activity. The introduction of outdoor gym equipment in this area would provide
some new opportunities for informal sport/recreation not currently available at the site.

However, as noted above, the allocation Site MOS 6 in the Local Plan is to deliver
community sports use at the site and this allocation inevitably implies, therefore, that
unimpeded access to the whole of the site for informal sport/recreation activities may not
continue. To those residents and organised sport/recreation groups that would make use
of the enhanced but access-controlled outdoor facilities, who presently travel elsewhere
to meet their needs or make-do with the poor quality pitches currently provided on the
site, the proposal can be considered to provide for improved access to open space
consistent with Kenton & Belmont sub area objective 3.

Planning Policy for Provision of Spotrt Facilities

Paragraph 73 of the NPPF states that access to high quality opportunities for sport and
recreation can make an important contribution to the health and well-being of
communities. Policy 3.19 Sports Facilities B of the London Plan lends support to
proposals that would increase the provision of sport and recreation facilities and
encourages multi-use public facilities for sport and recreational activity wherever
possible.

Policy CS 1 Overarching Policy G of Harrow's Core Strategy similarly supports
appropriate proposals for enhancement of sport and recreation facilities, and commits
the Council to work with landowners and institutions to support public access to such
facilities. Policy DM 46 New Community, Sport and Education Facilities B of the
Development Management Policies (2013) Local Plan supports the provision of new
sport facilities where: they are located within the community that they would serve; they
are safe and in an area of good public transport accessibility; and there would be no
adverse impact upon residential amenity and highway safety. Part C of the Policy states
that new indoor sport development should make provision for community access to the
facilities provided.

The application site does not benefit from a particularly good level of public transport
accessibility and the PPG 17 Study does not show a deficiency of sports halls in terms of
accessibility. Nevertheless, putting aside the loss of open space, in the context of these
policies on new sports provision and given the PPG 17 Study finding on the quantum of
sports hall supply across the Borough, the provision of a new sports hall with access-
controlled community use is to be welcomed. By its very nature, the availability of the
sports hall for use outside of school hours can be expected to serve the wider (i.e. non-
school related) local community and would be a safe, purpose-built environment for
indoor sport and recreation activity.

Local Plan Policy DM 47 Retention of Existing Community, Sport and Education
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Facilities A allows for the loss of existing sports facilities where, infer afia, there are
adequate similar facilities within walking distance which offer equivalent provision or the
redevelopment of the site would secure an over-riding public benefit. Policy DM 48
Enhancing Ouidoor Facilities A provides support for proposals that would increase the
capacity and quality of outdoor sports facilities subject to: no conflict with open space
policies; no detriment to heritage or biodiversity; and no adverse impact on residential
amenity and highway safety.

As noted elsewhere in this report, Sport England is satisfied in principle that the loss
resulting from the proposed development would be replaced by better provision on the
site in terms of quantity (including carrying capacity) and quality of facilities for sport and
recreation. Although there would be a substantial diminution of available land for more
informal sport and recreation activities such as walking and running, some space would
nevertheless be retained to the south of the Edgware Brook and other nearby open
spaces (Stanmore Marsh, Centenary Park and Canons Park) may provide alternative
nearby opportunities for these activities. Therefore, and again putting aside the loss of
open space, the proposal would be consistent with these policies on the retention and
enhancement of sports facilities.

Other sections of this report deal with the implications of the development for residential
amenity, noise, highway safety, biodiversity and heritage conservation.

Planning Policy for Floodlighting

Paragraph 129 of the NPPF states that, by encouraging good design, planning policies
and decisions should limit the impact of artificial light on local amenity and nature
conservation. London Plan Policy 3.19 B and Local Plan Policy DM 48 C provide a
support for lighting needed to enhance sport facilities/participation unless there would be
harm to amenity, biodiversity and the character of open land.

The subject application does not include any proposals for floodlighting, but in its
consultation response Sport England has advised that the necessary below-ground
infrastructure be installed as part of the proposed development to enable ease of
installation in the future. It is for the applicant to decide whether to act on this advice.
Any future proposal for floodlighting will need to be assessed on its own merits and
having regard to, amongst other considerations, any impact {(and any necessary
mitigation measures) upon the amenity of neighbouring residents, biodiversity and the
character of the open land arising from any associated light and noise pollution.

Planning Policy for Provision of Educational Facilities
In 2011 the Secretary of State for Communities and Local Government and that for
Education issued a joint policy statement on planning for schools development. The
overall tone of the statement serves to underline the importance attached to schools
development by the Government, including the following:

It is the Government's view that the creation and development of state-funded
schools is strongly in the national interest and that planning decision-makers can
and should support that objective, in a manner consistent with their statutory
obligations. We expect all parties to work together proactively from an early stage
to help plan for siate-school development and to shape sirong planning
applications. This collaborative working would help to ensure that the answer to
proposals for the development of state-funded schools should be, wherever
possible, “yes”.
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The statement goes on to set out 8 policy principles for planning for schools
development. A copy of the statement is attached to this report at Appendix A.

Paragraph 72 of the NPPF states that:

The Government attached 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.

London Plan Policy 3.18 Education Facilities D states that:

...proposals for new schools (including free schools) should be give 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.

Part E of the Policy encourages extended/multiple use of educational facilities for
community or recreational use, whilst Part F goes on to encourage co-location and
sharing of services between schools to maximise [efficient] land use.

The preparation of Harrow's Core Strategy and other Local Plan documents was
underpinned by an evidence base including an Infrastructure Assessment and Delivery
Plan (IDP) based upon (then) up-to-date population projections and other evidence. The
IDP identified a need for a new primary school to serve the opportunity area together
with the expansion of existing primary schools in the short term, and the need for
increased secondary education provision from 2016 onwards. In response, Core
Strategy (2012) Policy CS 1 Z permits the development of physical or social
infrastructure needed to meet projected future requirements, whilst Policy CS 1 AA
provides a commitment to help secure the provision of a new primary school and a new
secondary school. Within the Harrow & Wealdstone Area Action Plan (2013), allocated
Site 2 Kodak and Zoom Leisure requires the provision of a new primary school to be tied
to the first phase of housing delivery on the site, whilst Site 3 Teachers’ Centre of that
Plan allocates land for the development of a secondary school, co-located adjacent to
the existing Whitefriars Primary School (now developed).

Policy DM 46 New Community, Sport and Education Facilities B of the Development
Management Policies (2013) Local Plan supports the provision of new educational
facilities where: they are located within the community that they would serve; they are
safe and in an area of good public transport accessibility; and there would be no adverse
impact upon residential amenity and highway safety. Part C of the Policy states that new
education development should make provision for community access to the facilities
provided.

Thus, the Local Plan allocates sufficient land to meet the (then) projected requirements
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for a new primary and secondary school, and sets out a policy framework for school
expansion (recognising that this would also be needed) and for new school provision
{recognising that some flexibility needed to be built into the Plan to respond to
unforeseen changes in circumstance).

On 16™ July 2015 a detailed report on school roll projections for the period 2016-2024
was presented by the Portfolio Holder for Children, Schools & Young People to Cabinet.
In response to (principally, amongst other factors) updated population projections, taking
into account migration frends and new housing development, and taking into account
trends in flows of pupils out to neighbouring boroughs/in from neighbouring boroughs,
the report makes projections of demand for primary and secondary school capacity in
the Borough and compares this with projections of supply. The projections are
expressed in terms of total pupil numbers/places and in terms of ‘form of entry’ (1 form of
entry = 30 pupils/places). Primary refers to year Reception-6 which covers ages 4 to 10
year olds and secondary refers to year groups 7-11 which covers ages 11 to 15 year
olds. Thus, Reception is the entry (or ‘reception’) year for primary stage education.
Following the Council's decision to the change in the age of transfer in 2010, year 7 is
the entry year for secondary stage education.

Although not relevant to the subject planning application, for the avoidance of doubt it is
noted that the Cabinet report also considers provision for early years and for special
educational needs and disability.

Primary school places

The Cabinet report projects® that in 2015/16 there is a deficit of -381 pupil places across
all primary schools in Harrow and that this deficit is projected to increase steadily year-
on-year to -2,439 pupil places by 2024/25. A three-phase school expansion programme
15 in place to address the existing and projected shortfall. Of particular relevance to the
subject planning application, the Cabinet report notes that Krishna Avanti Primary
School was expanded from 1 to 2 forms of reception in September 2013 and that the
Avanti House School provided 2 forms of reception from September 2014°.

Primary school place projections and planning are carried-out on an area basis: five
geographic areas and the sixth ‘area’ deals with voluntary aided schools on a Borough-
wide basis. The Cabinet report includes Krishna Avanti Primary School and the primary
component of Avanti House School in this sixth area, noting that they both include
elements of random allocation meaning that pupils could live anywhere in the Borough
{or, indeed, come from neighbouring boroughs).

Secondary school places

The Cabinet report goes on to project'® that, in 2015/16 there is a modest surplus of
+1,059 pupil places across all secondary schools in Harrow and that this surplus is
projected to increase to a peak of +1,238 places in 2016/17, before falling steadily to a
surplus of +334 places in 2021/22. Thereafter, the projections show a modest but
growing year-on-year deficit: -287 places in 2022/23; -895 places in 2023/24; and -1,399
places in 2024/25.

The Council's education department has advised that:
* the surplus of places up to 2021 is across all secondary year groups and has been

® See Table 15 of Appendix B to the Cabinet Report.
® See section 5.4 of Appendix B to the Cabinet Report.
"% See table 29 of Appendix B to the Cabinet Report.
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achieved through taking opportunities to make successful applications for
government funding as these were made available

» this has achieved additional capacity at central Government expense which may
not have been possible if these opportunities had not been taken; and

» the projections show that even with the delivery of all this additional capacity,
including the Avanti House School places, there will be a shortfall across Harrow of
14 Year 7 forms of entry by 2024/25.

Therefore, although surplus places are projected until 2021/22, all these places
(and more) will be required in 2024/25, and in the years thereafter, as primary
years pupil cohorts gradually transfer to secondary schools. It should be noted
that the capacity of secondary schools recorded in the Cabinet report'' takes into
account increases secured as part of phase 1 of a secondary school expansion
programme: places provided by Avanti House School at its temporary Pinner site
{(from September 2012); additional capacity at Bentley Wood High School {from
September 2014); the phased expansion of Whitefriars Community School (from
September 2015); the opening of Pinner High School (from September 2016);
and the planned expansion of Salvatorian College (from September 2017).

As with the primary school, secondary school place projections and planning are
carried-out on an area basis comprising: three geographic areas and fourth ‘area’
to deal with voluntary aided schools on a Borough-wide basis. The Cabinet
repclrt12 notes of secondary planning area 4 that:

The 6 forms of entry at Avanti House [School] give priority to the pupils
attending Krishna Avanti Primary School and those pupils attending the
primary phase at Avanti House will continue in the school. Up to 120
places or 4 forms of entry could be filled by these pupifs.

The Cabinet report states that Phase 2 secondary expansion planning will require
expansion of places at a number of existing high schools as well as potentially an
additional new school above the current free school plans in the Borough. The
Council’s education department has advised that:
* sites for a new high school in Harrow will be challenging to identify, and
planning and delivery can be expected to take some years;
= current high school sites are also constrained by existing student numbers
and site scoping work will be needed to explore potential options; and
¢ the Government has confirmed the continuation of the free school
programme and, if a site can be identified, a new high school may be a
free school funded by the Government.

The Cabinet report shows that the Avanti House School, at its site in Stanmore'® its
temporary site in Pinner, is already making a contribution to the supply of primary school
places within the Borough, for which there is an existing and projected future shortfall.
The School also makes a contribution to the supply of secondary school places within
the Borough. Although the projections point to an over-supply of secondary school
places in the short term, it follows that the pressure currently being experienced across
the Borough’'s primary school will, in forthcoming years, translate into pressure at
secondary school level and so reduce the over-supply until a deficit in secondary school

" See Sections 5.6 & 5.8 of Appendix B to the Cabinet Report.
"2 See section 5.8/page 51 of Appendix B to the Cabinet Report.
" 1.e the former Peterborough and St. Margaret's School in Common Road, Stanmore.
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places across the Borough is reached in 2022/23. The Cabinet report also indicates that
a new secondary school may be required even with the places provided by Avanti House
School.

The implication of not accommodating the Avanti House School on a site within the
Borough, or sufficiently close to the Borough boundary as to enable the School to make
a contribution to the supply of school places serving Harrow, would be to exacerbate the
projected shortfall in primary school places and to bring forward (and exacerbate) the
projected shortfall in secondary school places. In view of the above evidence, it is
therefore recommended that considerable weight may be attached to the need to find a
site capable of permanently accommodating the Avanti House School in a location that
would serve Harrow pupils.

A ‘Sequential Assessment’ dated June 2015 has been submitted with the application.
The Assessment documents the search criteria used and the alternative sites
considered, although (notwithstanding the title of the Assessment) the review of sites is
not set-out in any order of sequential preference. The search criteria are reproduced,
and the consideration of alternative sites is summarised, at Appendix B to this report.

Based on a search area covering the whole of the London Boroughs of Barnet and
Harrow, a total of 117 alternative sites are considered in the Assessment. These were
identified for consideration in the Assessment primarily through a review of allocated
sites in Barnet's and Harrow's Local Plan and related planning documents, together with
a search of agents’ websites. Of the 117 sites considered in the Assessment, 58 have
been discounted as being too small/incapable of accommodating the proposed
development. Of the remaining 59, the Assessment finds that, amongst other reasons:
14 are also considered to be too small (for example, an where allocation comprises a
collection of smaller/fragmented sites or buildings or is of unsuitable configuration); 21
are unavailable because they are already being brought forward by another developer
and/or site acquisition costs are likely to be too high (typically as a result of planning
permission for residential development); 11 are not available for some other reason
{typically where a site is in existing operational use); 8 are either Green Belt/Metropolitan
Open Land/Local Nature Reserve sites; 1 is already redeveloped; and 3 are considered
to conflict with the purposes of the relevant site allocation. Those conflicts are: contrary
to allocation for retention/re-provision of leisure centre and supporting residential
development (Harrow Leisure Centre site); contrary to allocation for intensification of
waste function and industrial uses (Harrow Civic Amenity & Depot site); contrary to
allocation objective to retain original education building (Harrow College Brookshill
Campus site). The Assessment concludes that only 1 of the 117 sites - Whitchurch
Playing Fields —is suitable.

The Assessment demonstrates the difficulty of finding a suitable site to accommodate a
secondary school, of the scale and with the facilities proposed, in a location that would
serve residents in outer north-west London. It is acknowledged that, in response to the
difficulty of finding a permanent site that could accommodate all of Avanti House
School's requirements as a through-school, flexibility has been shown through the
disaggregation of the primary school component (to be accommodated at the site of the
former Peterborough & St. Margaret's School in Common Road, Stanmore) from the
secondary school component that is the subject of this application. Given the current
strength of the housing market it is perhaps not surprising that the Assessment’s review
of sites allocated for residential redevelopment has found that they are predominantly
already being taken forward or are likely to be too expensive to acquire. Similarly, given
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the drive to deliver development on previously-developed land and the predominantly
suburban character of Barnet and Harrow, neither is it surprising that so many of the
allocated previously-developed sites are too small for a development of the scale
proposed. Given the strength of policy protection, it is accepted that Green Bel,
Metropolitan Open Land and Local Nature Reserve sites may be safeguarded in
preference to other potential sites. And although the selected site, Whitchurch Playing
Fields, should also be considered contrary to its Local Plan allocation, its development
for educational purposes does not raise the same practical issues that would arise in
respect of the leisure centre, civic amenity/depot and Brookshill campus sites.

In these circumstances, and having regard to the submitted evidence of the applicant’s
consideration of other sites within the London Boroughs of Barnet and Harrow, it is
recommended that the assertion that Whitchurch Playing Fields is the only suitable and
readily available site for the proposed development be accepted.

Given that there is a now evidenced need for increased secondary school capacity over
and above that originally envisaged when the Local Plan was being prepared, and on
the basis that the unavailability of the allocated Teachers’ Centre site is accepted, then it
follows to consider the proposal in accordance with the criteria set out for new education
facilities by Policy DM 46 New Community, Sport and Education Facilities B of the
Development Management Policies (2013) Local Plan. This states that proposals for the
provision of new educational facilities will be supported where:

(a) they are located within the community that they are intended to serve;

Paragraph 4.6 of the applicant’s ‘Sequential Assessment’ states that the school was
established on the understanding that it would operate within the London Borough of
Harrow or Barnet. Furthermore, as explained in the July 2015 Cabinet report, the Avanti
House School (and indeed the Krishna Avanti Primary School) are in special Borough-
wide area categories for school place planning purposes reflecting their status as faith
based voluntary aided schools. That Cabinet report also indicates that the secondary
component of the Avanti House School is expected to draw much its intake from its own
primary school component (in Common Road, Stanmore) and from Krishna Avanti
Primary School (in Camrose Avenue, Edgware) — both in relatively close proximity to the
Whitchurch Playing Fields site. It is therefore considered that the proposed secondary
school would be located appropriately within the community that it is intended to serve.

(b) subject to (a) they are safe and located in an area of good public fransport
accessibility or in town centres; and

By its very nature as a purpose-built school to current design standards, it is anticipated
that the development and educational use of the site would be safe for its users. More
particularly, it is noted that the Design & Access Statement submitted with the
application shows that the proposed buildings (and indeed the vast majority of the site)
would fall beyond a 150 metres exclusion zone of the Marsh Lane gas station.

With a public transport accessibility level (PTAL) of 1b the application site does not
benefit from a particularly good level of public transport accessibility. However, since the
selected site appears to be the only one that is suitable and readily available for the
proposed development, and as it does have the positive attribute of being relatively
close to feeder primary schools so as to be regarded as being located appropriately
within the community that it is intended to serve, as noted under (a) above, then the
proposal is considered to be reasonably acceptable under this criteria. Clearly, a robust
travel plan will be needed to ensure that the development is managed to achieve
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sustainable transport choices by pupils, staff and other users of the site.

(c) the would be no adverse impact on residential amenity (see Policy DM 1) or highway
safety.

Other sections of this report deal with the implications of the development for residential
amenity, noise and highway safety.

Part C of the Policy states that new education development should make provision for

community access to the facilities provided. A draft Community Use Agreement has

been prepared by Council officers in dialogue with the applicant. The draft Agreement

would make provision for:

+ one full size football pitch to be made available to persons other than the school at all
times;

* two community sports days per annum; and

* use of the sports fagilities for a minimum of 100 hours per annum.

The draft Agreement requires the School to manage bookings and to make charges
(consistent with the Council's standard fees & charges) for the use of the facilities.

In agcardance with Policy DM 46 C, this Agreement should be secured through a section
106 Planning Obligation. Subject to such an agreement, it is considered that the
proposal would not conflict with the relevant criteria set out in Local Plan Policy DM 46
and so should be supported in accordance with part B of that Policy.

Taking all of the above into account, it is considered that the evidenced need to ensure
the continued provision of the secondary school places (to serve the Borough) provided
by the Avanti House School, the Secretary of States’ policy statement and paragraph 72
of the NPPF are the material considerations that point to a decision other than in
accordance with the development plan in this case. It is therefore recommended, on
balance of these other material considerations, that planning permission may be
granted.

Residential Amenity
London Plan Policy 7.6 Architecture states that buildings and structures should not

cause unacceptable harm to the amenity of surrounding land and buildings in relation to
privacy, overshadowing, wind and microclimate.

Core Strategy Policy CS1 B requires development to respond positively to the local
context in terms of design, siting, density and spacing. Policy DM 1 Achieving a High
Standard of Development C requires all development to achieve a high standard of
privacy and amenity and D sets out a number of privacy and amenity criteria for the
assessment of the impact of development upon neighbouring occupiers.

Visual impact

The existing playing fields feature as a substantial open, green space in the outlook of
numerous residential properties that surround the site. In this context, the introduction of
development onto the site will have some significant visual impact on many neighbouring
residential occupiers. However, being able to see a building or other structure is not of
itself indicative of visual harm, and it is therefore necessary to consider in greater detail
the specific relationships that would result between the proposed buildings and
structures and the nearest affected neighbouring properties.

The east end elevation of the school building would be sited 18.2-20.9 metres behind the
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rear garden boundaries of, Littlecot, Cedar House and nos. 2 & 4 in Green Verges, and
distances of 25.4-27.9 metres would be maintained between that end elevation and the
main rear elevations of those neighbouring dwellings. This is the closest relationship
between any proposed building on the site and the nearest neighbouring dwellings. It
should be noted that there would be minor site levels re-profiling to this part of the site,
resulting in the finished ground floor level of the school building being 0.81 metre above
the level of the rear boundary of the neighbouring property in Green Verges'".

The east end elevation would have a width of 36 metres and would rise to 3 storeys (11
metres). Clearly, the proposal is for a large building - significantly larger than any other
building in the immediately surrounding area - and it would appear as such when viewed
both from the gardens and in the outlook of the rear windows of the aforementioned
nearest properties in Green Verges. The proposed provision of surface car parking along
this side of the proposed building severely limits the potential of landscaping to minimise
or soften the impact here. In visual terms the resulting impact could not, it is considered,
be regarded as achieving a high standard of amenity.

However, the need for the proposed school {and for it to be accommodated on the
subject site) has been established elsewhere in this report. The siting of the proposed
buildings on the site responds to the requirement to avoid the flood risk associated with
that part of the Edgware Brook which runs through the site and the retention of a
consolidated area of open space for outdoor sports facilities. The orientation of the
building is such that the end (rather than the long) elevation faces the rear garden
boundary of the aforementioned nearest properties in Green Verges, and the building’s
siting in this part of the site minimises the number of properties so acutely affected. In
these circumstances, it is not recommended that permission be withheld for this reason.

The school building would, of course, also be visible from other surrounding
neighbouring properties. Most nearly, others in Green Verges, those at the eastern end
of Old Church Land and those in the south-eastern corner of Cranmer Close. It should
be noted that there would be minor site levels re-profiling resulting in the finished ground
floor level of the school building being 2.11 metres below the level of the north site
boundary's. Whilst again acknowledging the scale of the proposed building (many of
these neighbouring properties would see the long rather than the end elevation) in
contrast to the suburban scale of the surrounding context, the separation distances and
opportunities for landscaping at the site boundaries are such that it is not considered that
the school building would be detrimental to the visual amenities of the occupiers of any
other surrounding properties.

The north elevation of the sports hall building would be sited 55-61 metres to the south
of the rear garden boundaries of nos. 5 & 6 Cranmer Close, and distances of 63-69
metres would be maintained between that elevation and the nearest parts of the rear
elevations of those neighbouring dwellings. This is the closest relationship between the
proposed sports hall and the nearest neighbouring dwellings.

The north elevation of the sports hall would have a width of 45 metres and would rise to
a height of 8 metres. The sports hall would have an inherently utilitarian appearance and
its north elevation, devoid of fenestration and unrelieved by the singe storey component
that features in its other elevations, is the most visually stark elevation. However given

' Refer to cross section C-C on drawing L-1439-GAS-004 Rev. 01.
' Refer to cross section A-A on drawing L-1439-GAS-002 Rev. 01.
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the separation distances involved and the potential for landscaping at the site
boundaries, it is not considered that the sporis hall would be detrimental to the visual
amenities of the occupiers of the aforementioned properties in Cranmer Close nor any
other surrounding properties.

There would be a modest but nevertheless clear gap of some 23 metres at the pitch
point between the proposed school and sports hall buildings. This gap is considered
crucial to maintain the perception of the buildings on the site as two separate modules
{and their appearances articulating their particular albeit connected uses). With this gap,
it is not considered that the combination of both buildings on the site would be such as to
be detrimental to the visual amenities of any neighbouring occupiers.

It is proposed to erect a 2.4 metres high close-boarded timber fence adjacent to the rear
boundaries of properties in Green Verges, nos. 82-96 and 114-122 (evens) Old Church
Lane and properties in Cranmer Close, and to the south flank boundaries of Littlecot
(Green Verges) and 86 Abercorn Road. A typical domestic fence height would be in the
region of 1.8 metres, so the fencing proposed would be likely to appear higher than
existing prevailing fence heights around rear gardens. However, the proposed fencing is
necessary both for the security of the school and as an acoustic barrier to provide some
mitigation against noise associated with the proposed school use of the site. In these
circumstances, and whilst there would inevitably be some increased visual impact of
fencing to the height proposed, it is not considered that this aspect of the proposal is
unacceptable in amenity terms.

In addition, 3 metres high weldmesh fencing would be erected around the proposed
MUGA and netball/tennis courts which would be situated to the rear of nos. 4-6 Cranmer
Close. This would be substantially screened by the close boarded fencing mentioned
above leaving only the top 0.6 metre exposed to view, and given the open cellular form
of weldmesh fencing it is not considered that the additional visual impact of this fencing
would be so significant as to be unacceptable.

New 1.8 metre high weldmesh fencing is proposed to part of the west boundary of the
site (adjacent to Abercorn Road) opposite the front of nos. 3-25 Abercorn Road. Insofar
as this would open-up views into the playing fields from the ground floor of those
properties it is considered that this aspect of the proposal would enhance visual amenity
for the neighbouring occupiers. The retention (with repairs as necessary) to the existing
fencing along the site frontage to remainder of Abercorn Road and Wemborough Road
would preserve the visual amenity of the occupiers of other neighbouring property facing
the site.

Privacy

The distances and levels between the east end elevation of the proposed school building
and the nearest neighbouring residential property in Green Verges is as described for
visual amenity above. This elevation would include: at ground floor level, a class room
window, doors to the school kitchen and a panel of windows and doors the dining room;
at first floor level, high level windows to a class room, seminar rooms and the sixth form
study room; and at second floor level, small windows to ICT suites, group rooms and a
resources room. In addition, the east end elevation would contain a ground to roof level
panel (with glazed and ‘curtain walling’ aluminium panes) contiguous with the position of
an internal stair well.

Notwithstanding the +0.81 metre change in levels, overlooking from the east end
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elevation ground floor windows/doors would be reasonably obscured by the proposed
2.4 metres high fencing described above, and although limited space is available here
landscaping may be used to provide additional mitigation. It is considered that the use of
high level windows above ground floor level in this elevation is an appropriate response
to the relationship with Green Verges property, and a sufficient safeguard against
unacceptable actual or perceived overlooking of those properties. As an additional
safeguard to the privacy of the neighbouring occupiers, it is considered necessary that
any planning permission be subject to a condition requiring the glazed panes of the stair
panel in the east end elevation to be obscure glazed.

Full size windows are proposed in all other elevations of the school building. Those in
the south and west elevations would not overlook any residential property. Given the
distances (100+ metres) between the north elevation and neighbouring property in Old
Church Lane, and the oblique angle of view between north elevation and other property
in Green Verges, it is not considered that the resulting actual and perceived overlooking
relationship would be detrimental to the privacy of the neighbouring occupiers.

Turning to the proposed sports hall building, the main component (the 9 metre high
sports hall) would have no windows and the single storey component (containing the
changing accommodation and other ancillary facilities) would have windows only in its
east elevation (facing the main school building). Given the separation distances and
proposed site perimeter fencing there would be no overlooking from the doors at ground
floor level that are a feature of all elevations of the sports hall building.

As noted above, there would be minor site levels re-profiling as part of the development
of the proposed school complex and associated curtilage facilities. The car park at the
east end of the school building would slope upwards from the rear boundary of the
neighbouring property in Green Verges to the finished ground floor level of the building
(+0.81 metre). The outdoor facilities to the north of the school building (amenity grass,
memorial gardens and playground) would occupy gently rising ground (to a peak of
+1.19 metres at a distance of approx. 100 metres) relative to the rear boundary of the
nearest neighbouring property in Green Verges'®. The proposed MUGA and
netball/tennis courts would sit on land re-profiled to produce a flat surface to the same
level as the north site boundary, with further re-profiling used to manage the fall in levels
between the southern extent of these facilities and the north elevation of the school
building'”. The proposed mini soccer pitch, in the north-eastern corner of the school
complex, would have a flat level that would be between +0.23 & +0.46 metre higher than
the levels at the rear boundary of neighbouring property in Green Verges, and between -
0.15 & -0.24 metre lower than adjacent levels at the north site boundary'®.

It is evident that the facilities within the curtilage of the school complex would generally
be higher than neighbouring site levels in Green Verges, but generally level with or lower
than levels at the north site boundary (contiguous with neighbouring property in Old
Church Lane and Cranmer Close). Unfavourable levels differences at the site edges
would, in the main, be relatively modest such that the potential for overlooking would be
reasonably obscured by the proposed 2.4 metres high fencing and — where sufficient
space is available for meaningful planting — additional mitigation may be secured with
landscaping. Given the separation distance involved, it is not considered that the level of

'® Refer to cross section B-B on drawing L-1439-GAS-003 Rev. 01.
'" Refer to cross section A-A on drawing L-1439-GAS-002 Rev. 01.
'® Refer to landscape drawing L-1439-GAP-004 Rev. 01.
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the playground to the north of the proposed school building would be such as to be
harmful to the privacy of neighbouring occupiers in Green Verges.

The use of the curtilage facilities by staff and pupils of the school and the wider
community use of the outdoor sports facilities would bring a range of activity to the site
including activity close to the site boundaries which might give rise to a perception of a
loss of audible privacy. However, the site is currently publicly accessible for outdoor
sports and recreation use and so any such perceived loss privacy would not, it is
considered, be material.

Daylight, sunfight and overshadowing

A BRE'® Assessment of daylight, sunlight and overshadowing, dated 6" Qctober 2015,
has been submitted with the application. The Assessment tests the impact of the
proposed development upon residential property nos. 1-15 Green Verges, nos. 4-6
Cranmer Close and nos. 108-124 (evens) Old Church Lane, and upon Whitchurch
Primary School.

For daylight, the Assessment uses the BRE’s Vertical Sky Component (VSC)
methodology which measures the amount of skylight reaching a window. A target of 27%
VSC is recommended and reductions in VSC no greater than 20% of baseline conditions
are regarded as unlikely to be noticeable to occupants. The results show that, after the
proposed development, all but two of the tested properties would have windows with
VSC well above the target of 27% (typically between 35 and 40 per cent) with either no
measured loss (in the majority of cases) or with nominal measured loss (between 1 and
4 per cent to Whitchurch Primary School and the highest residential losses being 2.5 per
cent at nos. 1, 2 & 4 Green Verges). Of the two properties (nos. 114 & 124 Old Church
Lane) with windows? registering VSC below the target 27%, the Assessment shows that
this is due to baseline conditions which would not be altered by the proposed
development.

For sunlight, the Assessment uses the BRE's Annual Probable Sunlight Hours (APSH)
methodology which measures the percentage of annual and winter probable sunlight
hours for any window within 90 degrees of due south. The recommended target is for
25% of annual probable sunlight hours to relevant windows, including at least 5%
between 21%' September and 21" March. Noticeable losses relative to baseline
conditions are said to occur when the loss exceeds 20%, and if the annual loss is
greater than 4% then the room may appear colder. The results show that all tested
windows achieve well in excess of 25% annual probable sunlight hours and that the vast
maijority achieve well in excess of 5% winter probable sunlight hours, with no measured
losses as a result of the proposed development. Three tested windows (at nos. 4,6 & 13
Green Verges) were found not to achieve in excess of 5% winter probable sunlight
hours, but the Assessment shows that this is due to baseline conditions which would not
be altered by the proposed development.

For overshadowing, in accordance with the BRE, the Assessment measures the amount
of sunlight reaching an amenity area (an area with a reasonable expectation of sunlight)
on 21% March. The recommended target is for 50% of an amenity area to receive at least
2 hours of sunlight on 215 March. If this target is not met, then a reduction no greater
than 20% of baseline conditions is regarded as unlikely to be noticeable to occupants. It

'¥ British Research Establishment.
® 1t should also be noted that other tested windows at these properties were above the target for VSC.

Planning Committee Wednesday 17 February 2016

32

Planning Committee Wednesday 25 May 2016

88



should be noted that the Assessment takes account of fixed existing and proposed
fences. The results show that all surrounding residential gardens would, after the
proposed development, achieve 2 hours of direct sunlight over at least 50% of their area
on 21*' March.

Although strictly beyond the scope of BRE, the submitted Assessment goes further to
model the overshadowing impact of the proposed development on 21 December and
21% June. Throughout the year, the shadow cast by the proposed school building (during
morning hours) and sports hall (at all times) would fall wholly within the application site
itself; and by its nature, the proposed 2.4 metres high close boarded boundary fencing
would cast a shadow over adjacent garden areas, the times of day and extent of which
would vary dependent upon relative orientation and season. Turning specifically to the
school building, this would cast a shadow in the direction of neighbouring property in
Green Verges during the afternoon hours, as the sun’s position in the sky moves through
to the west, and in the direction of Whitchurch Primary School during the evening hours
of the mid-summer months when the sun sets towards the north-west. The modelling
shows that, from about 1.00pm onwards on 21* December, the shadow cast by the
building would reach the gardens of neighbouring property in Green Verges, a number of
which would be substantially in shadow by 3.00pm. The modelling shows that on 21
June, when the sun’s position in the sky is at its highest point of the year, the shadow
cast by the school building wouldn’t reach the boundary of the nearest neighbouring
property in Green Verges until 6.00pm, and that as the sun begins to set in subsequent
hours the long shadow cast would fall to the south/south-east of the proposed building,
predominantly affecting the application site itself and Whitchurch Primary School, but
also affecting (at 8.00pm) part of the rear garden of Littlecot in Green Verges.

Having regard to the applicants BRE Assessment of daylight, sunlight and
overshadowing, this being a more scientific and robust tool than the Council's 45 degree
code, it is evident that the development would have no discernible impact on many
surrounding residential properties and that, where impacts are detected, these would fall
within parameters that are recommended and widely recognised as being acceptable.
The additional analysis carried out in respect of overshadowing shows that, as with other
aspects of amenity, it is neighbouring properties in Green Verges (and particularly those
at the southern end of Green Verges) that would experience the greatest impact.
However, it is reiterated that the proposal has been shown to comply with the relevant
BRE guidelines and it is considered that this demonstrates that a high standard of
amenity, as required by Local Plan Policy DM 1 C, would be achieved.

Pollution
Relevant issues of noise and air pollution, including that which would impact neighbours
during the construction phase, are addressed in the relevant sections below.

As noted elsewhere in this report the application does not, despite advice from Sport
England to the contrary, include any proposal for floodlighting. Nevertheless, in the
context of the existing unlit playing fields, the proposal would infroduce new sources of
artificial light associated with breakout from within the proposed buildings, lighting of car
parking areas and pathways, security lighting & etc. The potential for light pollution from
these sources to affect the amenity of neighbouring occupiers is particularly acute where
the proposed school complex adjoins the rear gardens of property in Green Verges,
although all potential light pollution impacts should be avoided wherever possible and
otherwise minimised. To address this matter, and in conjunction with ecological
considerations, it is considered that any permission should be subject to a condition
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requiring details of any external lighting to be agreed prior to installation.

Design and Layout

Paragraph 56 of the NPPF reiterates the Government's commitment to good design.
However, the NPPF is also clear {see paragraphs 60 & 61 in particular) that local
planning authorities should not attempt to impose architectural styles or particular tastes,
and emphasises that good design goes beyond solely the consideration of visual
appearance and architecture.

Good design, in its widest sense, is addressed though a number of London Plan (2015)
policies. Policy 7.1 Lifetime Neighbourhoods C calls for development that enabled
people to live healthy and active lives, and to maximise the opportunity for community
diversity, inclusion and cohesion. Part D of the Policy states that the design of new
buildings and spaces should reinforce the character, legibility, permeability and
accessibility of the neighbourhood. Policy 7.2 An Inclusive Environment C requires
design & access statements to explain how issues of inclusive access are addressed
through proposed development. Policy 7.3 Designing Out Crime B states that
development should reduce opportunities for criminal behaviour and contribute to a
sense of security. Policies 7.4 Local Character B and 7.6 Architecture B set out the
criteria for securing high quality design that responds to surrounding contexts.

Core Strategy (2012) Policy CS 1 requires development proposals to respond positively
to the local and historic context, and to reinforce positive attributes of local
distinctiveness whilst promoting innovative design and/or enhancing areas of poor
design. Policy DM 1 Achieving a High Standard of Development of the Development
Management Policies Local Plan {2013) A requires all development to achieve a high
standard of design and layout and B goes on to set out a number of design and layout
considerations to this end. Policy DM 2 Achieving Lifetime Neighbourhoods A requires
proposals to contribute to the creation of lifetime neighbours and B requires major
proposals to demonstrate how they contribute to the creation of lifetime neighbourhoods
within and beyond the site boundary.

A Design & Access Statement has been submitted with the application. In terms of the

layout, this highlights that the strategic parameters for the development as follows:

» the sequential preference to locate buildings on that part of the site with the lowest
level of flood risk;

* the Highway Authority's preference that the existing vehicular access from
Wemborough Road be used to serve the proposed development;

« the need to comply with baseline designs for buildings published by the Education
Funding Agency {EFA); and

» the aspiration to minimise the impact on neighbouring properties.

The result is that the proposed school complex is directed to the eastern playing field,
this being the part of the site with the lowest risk of flooding, and the buildings are
directed towards the southern half of this part of the site where they have a logical
relationship with the existing access road. Within the constraints of the EFA’s baseline
designs and informed by massing studies, and to allow for optimal retention of existing
trees of amenity value within the site and minimal possible impact upon neighbouring
properties, the school building is configured on a broadly east-west axis at the southern
edge of this part of the site whilst the sports hall is placed so that it is as far separated as
it can possibly be, within the eastern playing field, from surrounding residential property.
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Within the context of its predominantly residential surroundings — domestic scale
buildings with traditional suburban street frontage and gardens — the proposal would
introduce a contrasting development footprint and urban grain. Some degree of contrast
in these respects may also be observed when the proposal is compared to the existing
complexes at neighbouring Whitchurch and Stanburn Schools. However, as explained
above, the Design & Access Statement demonstrates that proposal has been informed
by relevant layout considerations including: the context provided by neighbouring
buildings and spatial separation in the interests of privacy and amenity; the need to
retain natural features of merit within the site; the functionality of the development; and
safe access arrangements. It is therefore considered that the proposal responds
appropriately to site circumstances to achieve a high standard of general site layout.

The architectural inspiration for the treatment of the elevations of the proposed school
building is not explained in the applicant’s Design & Access Statement. However, at
section 5.5. (materials strategy) of the Statement the following information is provided:

The building is a simply expressed rectangular form that balances the robustness
of traditional, focally evident materials with playfulness and colour, in a design that
is not too consciously fashionable and will stand the test of time. Horizontally
orientated windows flood light into classrooms and create an attractive rhythm to
horizontal form; punctuated by panels of render. Feature areas of the elevation
are created by the introduction of a secondary render colours, providing logic to
the fagcade. The robust brick plinth and render finishes above give identity to
teaching areas as well as help to reduce the mass of the elevation.

The building would have horizontal proportions and this is followed-through into the
proportions of the fenestration, albeit broken-up by vertical emphasis openings to light
stair wells. The building would have a brick finish up to the window sills at ground floor
level and would otherwise be rendered. The render would be painted different colours in
an attempt to break up the mass of the elevations. The school's main entrance, located
broadly at the centre of the south elevation, would be visually picked-out by a canopy
{(with the brick plinth extended up to the canopy either side of the entrance) and
contrasting painted render above. Many of the windows would feature louvered
ventilation panels and the north elevation would contain an entire opening providing
louvered ventilation to a second floor plant room.

The Council's Design Officer has commented on the appearance of the proposed school

building, summarised as follows:

» the use of brick and different coloured renders is overly complicated and there is no
rationale to the vertical coloured sections;

» there is no clear strategy to the organisation of windows on the elevations and
minimal reveals — a cohesive approach to fagade composition is required;

» ventilation louvers dominate the facades and should be eliminated;

e full size (rather than high level) windows should be used on the east elevation and
greater use of full height glazing could be used on the ground floor of this elevation;

* ahigher parapet is needed and the lift overruns are not shown; and

» the main entrance would benefit from greater definition.

It appears that the form of the school building has been dictated to a large extent by the
EFA’s baseline designs which (the Design & Access Statement explains) were
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developed to “...deliver a better education environment within tight cost constraints for

the purposes of the Priority School Building Programme”. The building would be of no

great architectural merit and in this respect is considered to be disappointing.

Nevertheless, the Design Officer's comments (with the exception of that calling for the

provision of full size’ windows in the east elevation) have been conveyed to the

applicant and a response has been received, summarised as follows:

* the rendered insulation system maximises thermal efficiency; different colours are
proposed to break up the long elevations; a complete brick fagade was avoided in an
attempt not to urbanise the setting;

= the patterning of the elevations express the internal arrangement of the buildings; the
design of the windows is arrived at through climate based daylight modelling and to
avoid internal overheating;
the ventilation louvers provide room by room environmental control;

* the height of the parapet has been minimised in response to public consultation
responses about the height of the proposed building; some ventilation works will be
visible but the lift overrun will be minimal; and

¢ achange in render colour is used as a device to differentiate the entrance.

As with the school building, the sports hall would have a brick finish up to the equivalent
of ground floor window sill height and would be rendered above. The submitted drawings
indicate that contrasting colours would be applied to the 9 metres high part of the
building {contain the sports hall) and the single storey part (containing the changing and
ancillary accommodation). The scale of this building and the absence of fenestration to
most elevations would, it is considered, give it a starkly utilitarian appearance. However,
such an appearance would be consistent with the utilitarian function of the building and
so need not, it is considered, be inappropriate. The Council's Design Officer has
commented on the proposed materials and, again, these comments have been
conveyed to the applicant, who has responded that a consistent materials palette has
been used for the school building and sports hall to unify the development, but with
variations in colour to differentiate the two buildings.

In terms of the functionality of the proposed buildings, the Council's Design Officer has
commented that the long corridors of the main school building and that the sports hall
building would benefit from opportunities for natural light and ventilation. The school’s
corridors would get some natural light from an internal courtyard and, potentially, from
the stair well windows; however there would be a number of sections of corridor without
opportunity for natural light. Whilst undoubtedly an undesirable attribute of the proposal,
information contained in the submitted Design & Access Statement suggests that such
corridors are a feature of EFA’s baseline design and so are evidently deemed
appropriate by the EFA for new school buildings. Turning to the sports hall building, the
introduction of windows would give rise to potential for noise breakout which, in the
interests of neighbours’ amenity, should be avoided. The method of ventilating the
proposed development is dealt with as part of the consideration of sustainability issues
elsewhere in this report.

The proposal would provide a purpose-built, modern secondary school on a site that is
located within the catchment of the community that it is intended to serve, and would
provide new indoor sport and enhanced outdoor sport facilities which, secured through a
community use agreement, would be accessible to the wider community. It would,
therefore, help to enable people to live health & active lives and provide appropriate
opportunities for community inclusion & cohesion, entirely consistent with Lifetime
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Neighbourhoods principles.

The submitted Design & Access Statement notes that the proposed new buildings will
comply with the requirements of Part M*' of the Building Regulations, the Equality Act
2010 and British Standard 8300%. Specifically, it confirms that:
* main entrances would have a min. 1 metre clear opening, level threshold and
approach shallower than 1 in 20;
» doors would be wheelchair accessible with visibility panels, easy reach/gripable
door furniture and closers requiring minimum opening force;
» spaces to comply with minimum manoeuvrability requirements for wheelchair
users; and
* lighting and colour schemes to meet best practice guidance for the visually
impaired.

As an EFA funded proposal, inclusive design principles will have informed the design
and layout of the development. Furthermore, as noted in the Statement, the new
buildings must comply with the relevant requirements of the Building Regulations
(together with other relevant statutory provisions) relating to inclusive access. To ensure
that the proposal as a whole (and not just the buildings) delivers a fully inclusive
environment for future staff, students and visitors to the site, it is considered that details
of the site layout including path widths and any ramps/gradients & etc be controlled as a
condition of any planning permission.

The Association of Chief Police Officers (ACPO) publication New Schools (2014) sets
out up-to-date design and layout guidance for minimising opportunities for crime in new
school development. The proposal’s performance against the relevant planning issues
set out at section 1 of the publication is assessed below:

Urban design and planning policy

The location of the school complex in the east playing field provides the
opportunity for some natural surveillance from surrounding residential property,
albeit that the proposed boundary fencing and {once established) new
landscaping may limit this. When in use the school building itself would provide a
high degree of natural surveillance of this part of the site. The west playing field
would also benefit from being overlooked by dwellings on the facing side of
Abercorn Road.

The guidance recommends that new schools be planned on a single site,
wherever possible, and notes that security is more easily managed within a single
building. In this regard it is noted that the proposed secondary school would
indeed be self-contained within its own site and within a single building.

Perimeter security

The guidance emphasises the importance of securing school site boundaries, but
warns against the use of fencing that creates a ‘fortress’ impression. The site
perimeter would be bounded by 2.4 metres high close boarded fencing where it is
contiguous with the boundary of adjoining residential property and, as this fencing
would serve in part to mitigate impact on neighbours’ amenity, this is considered
to be the appropriate response. A 1.8 metres high weldmesh fence would be used

21 part M deals with access to, and use of, buildings.
# Design of buildings and their approaches to meet the needs of disabled people (2009}).
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to define the rest of the perimeter of the wider school site.

Entrances af the perimeter

Consistent with the guidance, the proposal would channel access for vehicles and
pedestrians to a single point at the perimeter: at the head of the existing access
road. Two additional perimeter access points are proposed (1 from the access
road into the west playing field and 1 from Marsh Lane) both of which are for
maintenance only, and would be managed by the school.

A carriageway loop is proposed adjacent to the west end elevation of the school
building and to the south east of the proposed sports hall. This would provide for
‘drop off/pick-up’ movements and mini bus parking spaces just inside the main
entrance, thus avoiding the need for such activity penetrating further into the site.

Vehicle parking and access

Surface car parking is proposed adjacent to the south and east of the school
building. The parking area to the south would be heavily overlooked by windows
in the south elevation of the building and activity associated with the main
entrance to the school, also located on the south elevation, would be a further
deterrent to criminals. The east end elevation has more limited natural
surveillance due to the use of high level windows at upper levels; however it is
considered that this would be adequately compensated for by a large expanse of
windows and glazed doors at ground floor level serving the school’s dining hall.

Cycle parking facilities are proposed as follows: for short stay/visitors to the south
of the school building; for staff and sixth formers to the west of the school
building; and for other pupils’ provision would be made at locations to the north,
south and west of the sports hall. The facilities to the south and west of the main
school building and to the south of the sports hall would benefit from high levels of
natural surveillance and activity associated with the school. However that to the
west and particularly the north of the sports hall would be relatively isolated and
s0, it is considered, left unnecessarily vulnerable. It is therefore recommended
that any permission be subject to a condition to secure cycle revised parking
details in a location that better reflects Secured by Design principles.

Access within the school site

As the sports hall, MUGA and tennis/netball courts and the pitches in the west
playing field would be the subject of controlled community access, particular
attention has been given in the layout of the proposal to the creation of a secure
inner school complex within the site so that supervised access {out of school
hours) may be permitted to the remainder of the site. Once through the main
gates, the car parks to the south (front) and east end elevations and drop off/pick
up loop would be accessible to all users. Between the north-east corner of the
school building and the east site boundary there would be a 2.4 metres high
timber close boarded fence; 2.4 metres high weldmesh fencing would be placed
between the school building and the sports hall, between the sports hall and the
MUGA, and between the MUGA and the north boundary fence. As a result, the
area to the north of the school building would be entirely enclosed as a secure
area, segregated from the rest of the school site.

Community users would be directed around the south and west sides of the
sports hall where there would be independent access into that building and,
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beyond it, independent access to the MUGA and tennis/netball courts.
Segregated community and school changing facilities are proposed.

External issues

The guidance recognises that public footpaths outside boundary fencing may
affect security and that, in such circumstances, the use of defensive planting
should be considered (but not to the detriment of natural surveillance). The
potential for such planting along the Abercorn Road and access road boundaries
may be considered as part of hard and soft landscaping details (as a condition of
any planning permission).

The guidance also recommends that potentially troublesome meeting places such
as recessed doorways and secluded/isolated spaces should be avoided. No
recessed doorways are proposed to either the school building or the sports hall.
However a tract of land to the north of the proposed sports hall would, it is
considered, be largely obscured the line of sight of the school building and — by
absence of fenestration in the north elevation of the sports hall, would not benefit
from particularly high levels of natural surveillance. This tract would fall beyond
the ‘inner’ secured school area although of course would be within the secure
boundary of the wider site. It is considered that additional fencing is required
between the north-west corner of the sports hall and the tennis/netball courts so
that access to the tract of land is entirely controlled by school staff. This may be
secured as part of the hard and soft landscaping details {as a condition of any
planning permission).

Storage facilities

The proposed sports hall building makes provision for the storage of internal and
external sports equipment used by the school and community groups. This avoids
the need for separate external storage facilities, which may be more vulnerable to
attempted break-in.

The proposed bin store would be located to the north-east of the school building.
It would be sited sufficiently distance from the building and the boundary of
property in Green Verges as to avoid the risk that bins, or indeed the enclosure
itself, may be used as a climbing aid to criminal activity.

Utility services and mail delivery

The proposed school building includes provision of plant rooms & etc, so avoiding
the need for utilities such as meters to be housed without. It is envisaged that mail
deliveries personnel and meter readers would report to the main school reception.

Buitding shell
Given the location of the proposed buildings on the site and their design, the risk
of climbing (to gain unlawful entry) and of graffiti is considered to be minimal.

Internal layout issues

A site access and circulation drawing submitted with the application shows that
staff, sixth formers and visitors would be directed to the main entrance on the
south elevation of the schoal building, whilst pupils would be directed along the
west end of the building into the secure north area, where they would access the
building via a secondary entrance on the north elevation. The guidance
recommends a single point of entrance but advises that, where additional
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entrances are required, the crime risk may be minimised if they are located within
access controlled areas beyond the school forecourt. Clearly this is the case here.

In line with the guidance, the general office/reception desk would have a clear
view of the buildings main entrance and reception/waiting area. Toilet facilities
would be distributed in multiple locations throughout the building. The
arrangement of the internal corridors would optimise lines of sight and enable
visual supervision of stair well areas. A sick room would be provided on the
ground floor adjacent to the general office.

Securily lighting

During the course of the application, the applicant has submitted an external
lighting and security philosophy layout drawing. It states that external lighting
(except for safety and security lighting) shall be automatically switched off
between 23:00 hours and 07:00 hours and be controlled by time clock and
photocells, albeit with a manual override facility. It also sets out principles for
external lighting: only to light what is necessary and when necessary; and
external lights to be positioned to avoid light spill into the night sky and
neighbouring properties.

The Council’s lighting engineer has been consulted on the drawing and any
relevant comments received will be included as addendum information. However
it should be noted that the drawing only sets out the approach to be adopted to
external lighting across the site. It is considered necessary that details of external
lighting be controlled as a condition of any planning permission.

The area to the south of the Edgware Brook within the site would be retained as fully
publicly accessible open space. This would continue to benefit from natural surveillance
surrounding property, principally dwellings on the facing side of Wemborough Road, but
also by the school and community users of the outdoor sports facilities to the north of the
Brook (who would have a clear view through the proposed 1.8 metres high weldmesh
fencing). The existing perimeter fencing would be retained (with repairs as necessary)
around the publicly accessible southern area, with pedestrian access points onto
Abercorn Road and the access road from Wemborough Road. The Council would retain
control of this portion of the site and so would be in a position to determine whether
access should be restricted (e.g. at night) by locking of the gates.

Conclusion on Design and Layout

The Council’s Design Officer has expressed reservations about the appearance of the
proposed school and sports hall buildings which have not been addressed by the
applicant. The appearance of the buildings represents one of the least meritable
attributes of the proposed development. However, paragraph 60 of the NPPF states that,
although visual appearance and architecture are very important factors, securing high
guality and inclusive design foes beyond aesthetic considerations. The appearance of
the building aside, it is considered that the proposal is consistent with Lifetime
Neighbourhoods principles, would (subject to detailed control through the Building
Regulations and planning conditions) achieve inclusive access, and would perform well
in relation to Secured by Design guidelines. It is therefore concluded that, in a wider
sense, the proposal would achieve a reasonably high standard of design and layout.

Highways/Transport

Planning Committee Wednesday 17 February 2016

40

Planning Committee Wednesday 25 May 2016

96



The NPPF recognises that transport policies have an important role to play in facilitatin
sustainable development and contributing to wider sustainability and health objectives™.
Encouragement is given to solutions which support reductions in greenhouse gas
emissions and reduce congestion24. Paragraphs 32 and 36 call for transport
assessments and travel plans for all developments that would generate significant
amounts of movement. The application has been accompanied by a Transport
Assessment and a draft Travel Plan.

The London Plan includes a suite of transport policies aimed at facilitating more
sustainable development and a modal shift away from private car use across the capital.
These are (a relevant to the subject application) Policies: 6.3 Assessing Effects of
Development on Transport Capacity; 6.9 Cycling; 6.10 Walking, and 6.13 Parking.
Relevant Local Plan Policies are: DM 42 Parking; DM 43 Transport Assessments and
Travel Plans; DM 44 Servicing.

Background

The Education Funding Agency (EFA) in conjunction with the governors of Avanti House
Free School (AHFS) is proposing to build a secondary School on existing green field
land at Whitchurch Playing Fields, Stanmore.

The proposed AHFS is planning to take occupation of the site from the beginning of the
2017 / 2018 academic year with an annual intake of 180 students per annum from Year
7 =11 plus sixth form. At full occupation the school will serve 1,260 students supported
by 120 full-time equivalent (FTE) staff.

The details and recommendations of the TA, including traffic surveys and assessments
have been reviewed and these formal highway observations form the view of the
highway authority concerning the potential impact of the development and any mitigating
measures considered necessary.

Location

The application site is located on existing greenfield land at Whitchurch Playing Fields
which is situated to the north of Wemborough Road and the east of Abercorn Road in a
predominately residential area. Directly to the south-east of the site is Whitchurch First
and Junior Schools which have recently been granted planning permission for expansion
from 695 to 905 pupils to reach full capacity in September 2020.

Whitchurch School has both the infant and junior schools located on the same site. The
main entrance to the school site is located on Wemborough Road in Stanmore, close to
the junction with the A4140 Marsh Lane / Honeypot Lane. Wemborough Road is a local
distributor road which carries a relatively high volume of traffic. The southern side of the
road is residential and the northern side is generally fronted by open green spaces
adjacent to the school. To the north of the school there is a recreation ground. Most of
the houses on Wemborough Road have their own driveways, and on street parking is
unrestricted.

Wemborough Road is a two-way residential road which forms a crossroad junction with
Marsh Lane (A4140) / Whitchurch Lane (B461) / Honeypot Lane (A414) to the east and
a 4-arm roundabout with Abercorn Road / St. Andrew’s Drive to the west. To the east

%3 5ee NPPF paragraph 29.
* See NPPF paragraph 30.
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of the signal junction is Canons Park Underground Station and to the north Stanmore
Underground Station.

Wemborough Road is the subject of a 30mph speed limit which continues along St.
Andrew's Drive, Abercorn Road, Marsh Lane and Whitchurch Lane. The road has a
vehicular weight restriction of 7.5T expect for access.

St Andrew's Drive has no on-street parking restrictions except within the vicinity of the
roundabout. Abercorn Road is subject to 