
____________________________________________________________________________________________________________ 
Planning Committee Harrow School Sports Hall and Swimming Pool,    
Wednesday 26th April 2017  off Football Lane, Harrow 
 
 

Agenda Item : 1/01 
 
 = application site 

 
 
 
 
 
 
 
 
 
 
 

Harrow School Sports Hall and Swimming Pool, off Football Lane, 
Harrow  

 
P/1940/16 

 



____________________________________________________________________________________________________________ 
Planning Committee Harrow School Sports Hall and Swimming Pool,    
Wednesday 26th April 2017  off Football Lane, Harrow 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Harrow School Sports Hall and Swimming Pool, off Football Lane, 
Harrow 

 
P/1940/16 

 



____________________________________________________________________________________________________________ 
Planning Committee Harrow School Sports Hall and Swimming Pool,    
Wednesday 26th April 2017  off Football Lane, Harrow 
 
 

 
 

LONDON BOROUGH OF HARROW 
 

PLANNING COMMITTEE 
 

26th April 2017 
 

 
APPLICATION NUMBER: P/1940/16 
VALIDATE DATE: 29 APRIL 2016 
LOCATION: HARROW SCHOOL SPORTS HALL AND SWIMMING 

POOL, FOOTBALL LANE, HARROW  
WARD: HARROW ON THE HILL 
POSTCODE: HA1 3EA 
APPLICANT: HARROW SCHOOL  (MR NICK SHRYANE) 
AGENT: RIVINGTON STREET STUDIO (MR RICHARD 

HOLLAND) 
CASE OFFICER: MONGEZI NDLELA 
EXPIRY DATE: 21 JULY 2016 (EXTENDED TO 3RD MAY 2017) 
  
 
PURPOSE OF REPORT/PROPOSAL 
 
The Planning Committee determined to defer the decision for the application P/1940/16 
for planning permission relating to the Harrow School Sports and Science buildings on 
the 16th November 2016.  
 
This report is supplemental to the report considered by the Planning Committee on 16th 
November 2016 which sets out the detailed Officer recommendations to The Planning  
Committee regarding an application for planning permission relating to the following 
proposal: 
 
Demolition Of Existing Buildings: Existing Sports Building, Peel House, Museum 
Cottage, Gardeners Compound, Boyer Webb Pavilion, Pavilion Next To The Athletics 
Track; Construction Of New Sports Building Over 3 Levels (7307 Sqm); New Science 
Building Over 3 Levels (3675 Sqm); New Landscaping Core From Existing Chapel 
Terrace To The Athletics Track At The Base  Of Hill; New Visitors Car Parking On 
Football Lane Adjacent To Maths And Physics School Buildings;  Re-Routing And Re-
Grading Of Private Access Road; Alterations To Landscaping And Servicing For Dining 
Hall; Relocation Of Multi Use Games Area For Moretons Boarding House To South 
West Of Dining Hall 
 
This supplementary report provides additional information and clarification provided by 
the applicant in relation to the grounds for deferral and sets out officers 
recommendations to the Planning Committee.  
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RECOMMENDATION 
The Planning Committee is asked to: 
 
 agree the reasons for approval and the conditions as set out in this report in 

appendix 1; and  
 

 refer this application to the Mayor of London (the GLA) as a Stage 2 referral; and 
 

 subject to the Mayor of London (or delegated authorised officer) advising that he is 
content to allow the Council to determine the application  and does not wish to issue 
a direction under Article 7 that he does not wish to direct refusal, or to issue a 
direction under Article 7 that he is to act as the local planning authority for the 
purposes of determining the application, delegate authority to the Divisional Director 
of Regeneration, Enterprise and Planning in consultation with the Director of Legal 
and Governance Services for the continued negotiation and completion of the 
Section 106 legal agreement and other enabling legislation and issue of the 
planning permission and subject to minor amendments to the conditions (set out in 
Appendix 1 of this report) or the legal agreement. The Section 106 Agreement 
Heads of Terms would cover the following matters:  

 
a) The area to the west of the application site shown on Plan P.05.12 delineated in 

black and coloured light green (referred to below as “the MOL extension land”) 
shall remain permanently open and not be developed at any time in the future 
except for landscaping purposes approved by the authority or in accordance 
with policy relating to MOL as set out in London Plan Policy 17.7 or a revision 
thereof. 

b) The existing buildings which are within the MOL extension land and also those 
within the area delineated in blue on Plan P.05.12 shall be demolished no later 
than 15 months after first occupation of the proposed new Sports facility building 
the subject of planning application P/1940/16. 

c) The area of land delineated in blue on Plan P.05.12 shall thereafter not be 
developed at any time in the future except for landscaping purposes approved 
by the authority or in accordance with the policy relating to MOL as set out in 
London Plan Policy 17.7 or a revision thereof.  

d) Community Use Agreement to be implemented; 
e) Implementation of the Sustainable Travel Plan; 
f)   Undertaking that the applicant will work with Harrow Council on Employment and 

Training Initiatives including apprenticeships associated with the proposed 
construction; 

g) Additional Tree Planting;  
h) Local goods and services; and 
i) Monitoring fee - £5,000.00 

Appendix 1 - Plan P.05.12 

 
RECOMMENDATION B 
 
That if the Section 106 Agreement is not completed by 14th June 2017, 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 Regeneration, Enterprise and Planning on the grounds that: 
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The proposed development, in the absence of a Planning Obligation to 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 (2016), 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. 
 
REASON FOR THE RECOMMENDATIONS  
Whilst noting the harmful impact on the Conservation Area, the wider benefits to both 
Harrow School and the wider community are considered to override these concerns in 
this instance. Notwithstanding this, there are improvements to the Conservation Area 
and the setting of Listed Buildings, notably:  
 
 The implementation of high quality landscaping within the area to the south of 

Football Lane both within the application site and the areas adjacent the subject of 
the s106 obligation. 

 The enhancements to the setting of listed buildings including in particular the Head 
Master’s, Vaughan Library, the Chapel, New Schools and Butler building by reason 
of creation of openness adjacent to them and by reason of the landscaping 
proposed, in accordance with covenants in the s106 obligation 

 
Furthermore the application has demonstrated very special circumstances in 
accordance with policies relating to development within Metropolitan Open Land 
(MOL), notably: 
 
 The site circumstances, including the significant planning constraints experienced 

across the School’s estate and the lack of alternative suitable land;  
 The pressing academic curriculum needs for sports and science; 
 The very significant sports benefits of the proposal, providing sports facilities in a 

sustainable location which are of very high quality and sports training facilities for 
young persons in particular;  

 The provision of significant shared access to very high quality sports and leisure 
facilities for the local community and local schools at no charge to the public purse 
in an area of high deprivation and need for sports facilities, where there are no 
comparable sports facilities in the area of such quality. 
 

 
INFORMATION 
This application is reported to Planning Committee as it is a Major Development and 
therefore falls outside Schedule 1 of the Scheme of Delegation. Furthermore, it is the 
opinion of the Divisional Director of Regeneration and Planning that the application 
presents matters which may be of political and/or public interest. In addition, the 
application proposals constitute a material departure from the policies in the 
Development Plan and may conflict with national guidance. 
 
Statutory Return Type:  All other large scale major developments 
Council Interest:  None 
GLA Community Infrastructure Levy 
(CIL) Contribution (provisional):  

The Mayor of London Charging Schedule 
(February 2012) outlines that CIL will not be 
payable where “Development is used wholly or 
mainly for the provision of education as a 
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school or college under the Education Acts or 
as an institution of higher education”. 

Local CIL requirement:  Harrow Community Infrastructure Levy (CIL) 
Contribution (provisional):  This does not apply 
to educational uses. 

 
HUMAN RIGHTS ACT 
The provisions of the Human Rights Act 1998 have been taken into account in the 
processing of the application and the preparation of this report. 
 
 
EQUALITIES 
In determining this planning application the Council has regard to its equalities 
obligations including its obligations under section 149 of the Equality Act 2010. 
 
For the purposes of this application there are no adverse equalities issues. 
 
S17 CRIME & DISORDER ACT 
Policies 7.3.B and 7.13.B of The London Plan and policy DM1 of the Development 
Management Polices Local Plan require all new developments to have regard to safety 
and the measures to reduce crime in the design of development proposal. It is 
considered that the development does not adversely affect crime risk. 
 
 
LIST OF ENCLOSURES / APPENDICES: 
Appendix 1 – Plan P.05.12 
Appendix 2 – Draft Community Uses Agreement 
Appendix 3 – Wider Community Uses Document 
Appendix 4 – Pre-App Site Selection 
Appendix 5 – Updated Site Selection 
Appendix 6 – Committee Report 16/11/16 
Appendix 7 – Addendum from 16/11/16 
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FURTHER NEIGHBOUR CONSULTATION 
 

Comment Type Name and Address 
Objection Joel Selwood, 30 Middle Road, Harrow on the Hill, HA2 0HL 
Objection Veronica Smith, 8 Kingsland Road, Harrow HA1 3DD 
Objection Mrs Caroline Grace, 21 Nelson Road, Harrow HA1 3ET 
Objection Stephen Oliver, 23 Treve Avenue, Harrow, HA1 4AL 
Objection  Matthew King, 81 West Street, Harrow HA1 3EL 
Objection Mrs A James, Pear Tree Cottage, Brickfields 
Objection Pauline Cieresko, 31a Roxborough Park, Harrow HA1 3BA 
Objection Alice Robers CPRE London, 70 Cowcross Street, London 

EC1M 6EJ 
Objection  S B W Peppin, Garlands Management Ltd, 16 The 

Garlands, Peterborough Road, Harrow on the Hill HA1 3DY 
Objection Denise Robertson, 15 West Street, HA1 3ED 
Objection John McDonald, 15 West Street, HA1 3ED 
Objection Anna Clarke, Roxborough Residents Association, 6 Pickwick 

Place, Harrow HA1 3BG 
Objection Vicki Fox, LAMAS Historic Building and Conservation 

Committee 
Objection  Mrs Gaynor Lloyd, 16 Pebworth Road, Harrow 
Objection  Bethan Davies, 2 Close Close, Harrow on the Hill, London, 

HA2 0JZ  
Objection  Ms Ellyn Smith, 11 Nelson Road, Harrow on the Hill, HA1 

3ET 
Objection Harrow Hill Trust Lianda, Hill Close, Harrow HA1 3PQ 
Objection Councillor Keith Perrin, Councillor for Northwick Park 

Ward,16 Pebworth Road LB Brent 
Objection T Hill, 121 Abbots Drive, North Wembley, Middlesex 

 
 

Comments Objecting to the Proposal 

Subject of 
Comments 

Summary of Comments Officer Comments 

Proposed 
MOL Swap 

 The MOL will be blighted – 
better options are available 

 
 MOL should be preserved for 

future generations 
 
 Views of the MOL will be ruined 
 
 The proposed swap does not 

compensate for the loss of 
MOL on this piece of land. 

 
 The footprint, distribution and 

character of existing buildings 
to be demolished is wholly 

The applicant has 
demonstrated that there are no 
suitable sites for the Sports 
Building outside the MOL. This 
has been assesses and 
confirmed by the GLA who 
administer MOL.   
 
The following elements amount 
to very special circumstances 
that make the development in 
the MOL acceptable: 
• The pressing academic need 
for improved sports facilities for 
the school,  
• The proposed community 
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different to the new build 
process; 

 
 The new buildings will destroy 

the visual amenity and 
character of the MOL from 
public viewpoints.   

 
 The MOL around the slopes of 

Harrow on the Hill continues 
significantly to the areas 
special character and this 
would be a major impact for the 
area and a huge loss.  

 
 The proposals are contrary to 

Policy DM17 – and there are 
no very special circumstances. 

 
 The proposal is detrimental to 

the openness of MOL. 
 
 The proposed swap is 

unjustifiable as it is for land 
which is already de facto 
protected; it is not open, and it 
cannor compensate for the loss 
of the open, historic landscape 
in question. 

 
 The quality of the reconfigured 

MOL creates no enhancements 
to MOL where currently there 
are no deficiencies in capacity 
of quality.  

 
 There is deficiency in 

accessibility but this will be 
further tightened in the new 
proposals because the public 
will not have access to the 
landscape core. 

 
 The land to be designated as 

MOL is already open and 
heavily protected as such by 
virtue of its designation in the 
Conservation Area and as the 
important setting of the 
abundant Listed Buildings that 
surround it.  

 

uses as a benefit to the wider 
community 
• No net loss in the amount of 
MOL; 
• A coherent and contiguous 
expanse of MOL; 
• An improved quality in the 
MOL 
 
Harrow School did undertake 
rigorous and extensive pre-
application discussions with 
the Local Planning Authority 
which formally commenced in 
May 2015 and was concluded 
with formal written advice on 
23rd December 2015. During 
this process, pre-application 
consultation was undertaken 
with statutory consultees 
including the Greater London 
Authority and Historic England. 
Furthermore, the School 
undertook consultation with 
local residents and directly 
affected neighbours during a 
public exhibition session held 
in January and June 2016. The 
School also met with local 
Councillors in January 2016. 
As such, Harrow School have 
properly fulfilled their 
commitments as set out in the 
SPD. There is no provision 
within the SPD that requires 
that the MOL swap be subject 
to a separate consultation 
period prior to the submission 
of the planning application. 
Furthermore, the proposed 
MOL swap is to facilitate the 
proposed planning application 
and therefore there would be 
no requirement for the MOL 
swap without the application 
proposals. The MOL is 
intrinsically linked with the 
application and therefore the 
proposed swap can only be 
facilitated and properly 
consulted upon as part of the 
planning application and the 
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 The proposed new MOL is 
already open but will be 
surrounded by buildings and 
becomes almost a courtyard 
space that cannot be viewed or 
used by the public.  
 

 LB Harrow has not pressed the 
school into producing worked 
up brownfield proposals. 

 
 The MOL swap should have a 

two-step process (secured via 
conditions and S106) as the 
CUA.  

 
 The School has failed to take 

into account the wishes of the 
local community, contrary to 
the Localism Act 2011.  

 
 One of the reasons for deferral 

concerning site evaluation 
using non MOL land has not 
been adequately dealt with. 

 
 It is an undisputable fact that 

there has been no prior public 
consultation on the proposed 
MOL swap. This is contrary to 
the Localism Act 2011. The 
proposed swap is not the same 
one as stated in page 29 of the 
draft SPD which spoke of the 
auditorium being involved.  

 
 Relative to the MOL being lost, 

the swapped in MOL is very 
clearly nothing like as Open.  

 

assessment of the 
development proposals. 
  
It is therefore noted that the 
SPD does not make provision 
for ‘prior’ or ‘advanced’ 
consultation regarding the 
MOL swap.  

Impact on 
the 
Conservation 
Area, Setting 
of the 
Conservation 
Area, Setting 
of Listed 
Building and 
Listed Park 

 The Boyer Webb Pavilion is 
Listed, not in keeping with 
historic buildings, the green 
space is part of the unique 
quality of the hill 

 
 Block Open views in a 

Conservation Area 
 
 Views of the Grade II Listed 

buildings will be hidden from 
the public footpaths 

The Boyer Webb pavilion is not 
Listed 
Views to the Grade II Listed 
Buildings will remain largely 
unchanged from the public 
footpaths. 
 
Whilst there is some harm to 
heritage assets and the setting 
of the Conservation Area, on 
balance, Officers consider the 
educational need of the 
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 The current proposals are 

harmful to the heritage assets, 
the current MOL and to quality 
public views. 

 

proposals in addition to the 
public benefits proposed 
outweigh any perceived harm 
to the Conservation Area.  

Impact on 
Views 

 Obstruct semi-rural views of 
much – eyesore 
 

 The new built will blot out one 
of the most iconic views of 
Harrow 
 

 Building will ruin the view – 
brownfield land 
 

 The buildings will obliterate the 
views. The VIA is inconsistent 
with different colours shown on 
Pages 70 and 72 – ruin view 
from Harrow Park 
 

 Views from Harrows Capital 
Ring walking path will be 
blocked  

 
 The building is very unsightly 

and spoils the Open space of 
HoTH 

 

The proposed buildings are 
largely unseen from the top of 
the hill. Furthermore, the 
existing views towards the 
Grade II listed park or from the 
Capital Ring are largely 
blocked by existing structures 
and/or trees and landscaping. 
The proposals maintain the 
views towards the park.  
 
The applicant has submitted 
additional CGI’s to 
demonstrate that the view are 
acceptable and do not breach 
the current skyline formed by 
St Mary’s Church and Harrow 
on the Hill. 
 
Additional tree planting has 
been proposed which will 
further mitigate any impact on 
views. 
 

Design  The design of a poor quality 
 
 The change in colour does not 

ameliorate the effect of the 
heavy mass of the building. 
The proposals will completely 
change the character of the 
locality 

 
 The design of the building is 

not in keeping with the 
surrounding buildings 

 
 The building is ugly 
 
 There has been limited attempt 

to conceal or sink the building 
to minimise their impact. The 
building is totally out of scale 
and design with other buildings 
and severely impact the setting 
of the Conservation Area and 

The changes to the design 
have been considered to 
reduce the harm on the CA. 
The design has been 
supported by the Urban Design 
Officer. 
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Listed Buildings 
 
 The buildings would be very 

bulky and modern and 
effectively intrude on green 
spaces and despoiling the 
views of the Hill. The whole 
appeared to compromise the 
landscape setting. 

 
Traffic  The proposed development 

has failed to consider the 
impacts on residents lining 
Garlands Lane. The existing 
traffic using the road already 
causes distress to residents. 
There is no evidence that these 
have been considered as part 
of the proposals. Garlands 
Lane is a narrow lane and 
therefore there is continuous 
congestion on the hill, which 
will only increase due to the 
proposals.  
 

 Traffic on Garlands Lane can 
be alleviated by having a 
permanent access from 
Watford Road. 

 

The submitted Transport 
Statement states ‘any local 
traffic experienced on 
Garlands Lane will be tidal, i.e. 
all movements in and out at 
one time. This is currently 
managed adequately for match 
days when coaches and 
visitors are present on site. 
Therefore, no highway 
mitigation measures are 
required as part of the 
proposals’. As such, it is not 
considered that the proposals 
will be harmful to the residents 
lining Garlands Lane.  
 
Garlands Lane will not be used 
for construction traffic. 
 

Loss of 
Trees 

 There will be a loss of mature 
trees 

The proposal will result in a net 
gain of trees. Whilst 92 trees 
(not of significant amenity 
value – Grade A trees) will be 
lost, 320 trees will be gained. 
  

Air Quality  The application will exacerbate 
the level of poor air quality 

The application is not 
considered to have a 
detrimental impact on Air 
Quality.  

Ecology  The proposals should have a 
mo`re comprehensive 
ecological befit 

The applicants submitted an 
Ecological survey which 
demonstrated that extensive 
surveys had been undertaken. 
Ecological benefits were 
discussed and confirmed as 
acceptable by the Council’s 
Biodiversity Officer. 
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ADDITIONAL INFORMATION  
 
Further External Consultation 
 
Consultee Summary of Comments Officer Comments 
Mayor of London  Details of Community Use: The 

extended community use offer of 
1,300 hours each year, which is a 
three-fold increase over the current 
community use offer is welcomed and 
supported. The proposed amendment 
to the CUA “To increase participation 
in sport and physical activity by 
disadvantaged groups and low 
participation groups through use of 
the Facilities for Harrow Council’s 
Sports Development Initiatives in 
accordance with Schedule 3 “ is also 
welcomed. It is noted that the 
duration of the CUA has also been 
increased from 10 years to be for the 
life of the building. This is also 
welcomed. 
 
Additional Site Selection: The 
findings of the additional site 
selection exercise demonstrating that 
‘that there are no alternative site 
options outside of MOL upon which to 
re-site the Sports Building proposal, 
and that the application site is the 
most appropriate site having regard 
to minimizing the impact on MOL 
openness and views of the hill and 
the historic ridge, and would best 
relate to the core academic area, the 
new axial route and the main athletics 
track, courts and playing fields which 
it will help to support. It will also 
remain readily accessible to external 
users without compromising school 
security’ is accepted. 
 
Improvements to the appearance 
of the proposed buildings, which 
include:  
- Significant materiality change to a 
coherent and locally resonant red 
brick with textured panels.  
- Revisions to the front pavilion 
element to reduce its length and 
width with an increase in glazing to 

Noted. The suggested 
conditions have been 
attached 
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lighten its appearance.  
- Reduction in height of the judo dojo.  
- Provision of additional CGIs 
demonstrating the impact of the 
proposals from public rights of way. 
 

Historic England 
GLAAS 

No Objection 
 
The proposals are unlikely to have a 
significant effect on heritage assets of 
archaeological interest. 
 

These comments have 
been noted. 

Historic England - 
Conservation 

The materiality has been changed to 
a warmer red brick with textured 
panels 
and base, and some elements - the 
judo doju and the front pavilion, as 
well as the climbing wall at an earlier 
iteration - have been reduced in size. 
The additional planting proposed 
would help to screen the buildings in 
views from the Capability Brown 
landscape to the west. The 
amendments made to the designs 
achieve a degree of reduction in harm 
caused, in relation to the previous 
scheme. It remains the case that the 
proposals, through inserting a 
structure of the broad massing and 
height proposed in this location, will 
cause some harm. This is due to 
development in the currently and 
historically green open setting of a 
highly visible group of important 
historic buildings which form the 
primary core of a conservation area. 
This harm should be weighed against 
the public benefits of the proposal, as 
required by the NPPF 
 

These comments have 
been noted. It is noted 
that there have been 
improvements on the 
impact on Heritage 
Assets. It is 
acknowledged that the 
proposal will result in 
some harm to the 
historic area matters 
however on balance, 
given the public benefits 
associated with the 
scheme, the proposals 
are considered 
acceptable. 

Sport England No Objections 
 

Noted. 

 
 
Further Internal Consultation 
 

Consultee Summary of Comments Officer Comments 
LBH Design  No Objection subject to conditions 

 
The palette of materials set out in the 
previous application was preferable. 
Notwithstanding this, the revised 

Noted: Conditions are 
attached accordingly. 
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material is supported  subject to 
details of the brick being approved. 
The specified brick will need to be a 
softer red colour, with some subtle 
variation in the mix, in order to sit 
comfortably in the landscape, whilst 
still being sympathetic to the 
neighbouring red brick buildings. 
 

LBH Conservation  Object to the proposals 
Amendments to the design were 
requested to alleviate the impact of 
what will be a large solid grey block in 
the foreground of a multitude of listed 
buildings and within the historic green 
landscaping. Warmer tones and more 
detailing was requested to ensure the 
new building sits in better with these 
red buildings. We noted in making our 
recommendation that the bright red 
on some modern school buildings has 
not been successful. We noted that 
the impact of its design could be 
tempered by an amendment to the 
material finishes proposed. A stark 
red brick that has been used on some 
of the more modern buildings is not 
being requested to be used here as it 
is agreed that this would be 
inappropriate. Red bricks with varied 
and soft tones it was noted could be 
used to warm the design proposal up. 
It remains the view that there should 
be greater use of the existing material 
palette in the area ie brick, diaper 
work and stone. Flint, whilst still 
proposed, is in isolated use on the hill 
at the moment. It is mentioned that 
bronze is used to warm the proposal 
up but this is not a material that is 
used sufficiently on the proposed 
building to make a material change to 
the overall impression that would 
currently be provided by the colder 
grey tones as is clear from the 
‘planning application – update’ 
document provided. Whilst the grey 
has now been omitted from the 
proposal, almost solid red brick 
seems to have been proposed 
notwithstanding some texture to the 
surfaces. It is still considered that the 

These comments have 
been noted. It is 
acknowledged that the 
proposal will result in 
some harm to the 
historic area matters 
however on balance, 
given the public benefits 
associated with the 
scheme, the proposals 
are considered 
acceptable in this 
instance. 
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design could be improved to reflect 
the current scale and design of the 
urban grain lower down the hill by 
breaking it up further and reducing 
scale wherever possible. It currently 
presents a very long, monotonous 
and uninterrupted form at present 
which seems aggressive and unlike 
its surroundings, now in a solid red 
colour. On any approval the design of 
the external elevations in terms of the 
use and mix of materials should be 
wholly reserved by conditions.  
 
1.Option E presented by the 
applicants was discounted largely 
because the pupils would have 
slightly further to go to reach this part 
of the school grounds. This seems 
like a weak argument in light of the 
LPA’s statutory duty to have due 
regard to preserving heritage assets 
and their setting. The ‘planning 
application – update’ document does 
not seem to address this point. 
2.The ‘planning application – update’ 
document does not consider whether 
parts of the proposed uses could be 
sited elsewhere in the Harrow School 
grounds. This should be clearly and 
convincingly demonstrated though. 
Every element of the space needs to 
be thoroughly justified. This point has 
still not been addressed in the detail 
of the supporting documents. 

 
 
1.0 ADDITIONAL INFORMATION  

 
1.1 The application was considered at the Planning Committee on the 16th 

November 2016.  The Planning Committee determined that the decision on 
the application be deferred based on the following grounds: 

 
1. To allow the applicant and the Council additional time to flesh out 

the details   of the Community Use Agreement; 
 

2. To allow the applicant to improve the appearance of the buildings 
in terms of scale, design, architecture and materiality to ensure 
that the proposed buildings were of a high quality and compliant 
with NPPF (National Planning Policy Framework) paragraph 126 
and DM1 (Development Management); 
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3. To allow the applicant to reconsider the re-siting of the proposed 
building outside of MOL. 
 

1.2 In response, the applicant has provided additional supporting information 
including a Planning Application – Update, Planning Application Drawings, 
Visual Impact Assessment Rev D, DAS Landscape Report (all dated January 
2017) and a revised Community Uses Agreement to address comments and 
concerns raised by member on the original proposal. 
 
Updated Community Uses Agreement 

 
1.3 The Community Uses Agreement (CUA) was developed in conjunction with 

the Council with the aim of optimising the use of the proposed sports facilities 
outside the School’s core usage hours. Furthermore, the CUA sought to 
provide affordable uses of the sports facilities to other local schools and to 
provide opportunities for local people and sports organisations. The CUA will 
provide 1,300 hours of community uses each year which represent a three-
fold increase over the current offer. The CUA would be overseen by a 
Management Committee which would be made up of nominated 
representatives from the Local Authority and Harrow School. The CUA also 
includes Key Performance Indicator’s (KPIs) which will be reported and 
reviewed by the Management Committee on an annual basis. The CUA 
sought to provide these facilities for an initial 10 year period. 

 
Mechanism by which MOL Swap is secured 
 

1.4 The applicant has clarified the mechanism in which the MOL extension is 
delivered by proposing amendments to the S106 Heads of Terms. The 
potential grant of this planning application and revised S106 Heads of Terms 
will secure the openness of the proposed MOL extension without pre-empting 
the formal adoption of the new MOL via the Local Plan process in 
accordance with Policy 7.17 of the London Plan.  The MOL extension land 
will measure 8,695m².    
 

1.5 The need for the development has been demonstrated in the main 
Committee Report. Furthermore, the very special circumstances, which are 
enhanced in the current proposals, have been demonstrated in the previous 
report. These include: 

 
 The site circumstances, including the significant planning constraints 

experienced across the School’s estate and the lack of alternative suitable 
land;  

 The pressing academic curriculum needs for sports and science; 
 The very significant sports benefits of the proposal, providing sports 

facilities in a sustainable location which are of very high quality and sports 
training facilities for young persons in particular;  

 The provision of significant shared access to very high quality sports and 
leisure facilities for the local community and local schools at no charge to 
the public purse in an area of high deprivation and need for sports 
facilities, where there are no comparable sports facilities in the area of 
such quality. 

 The significant net gain in the quality and area of the land to the west to 
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which MOL policy is in the future to be applied (the land is to be cleared 
with current buildings demolished and high quality landscape implemented 
as proposed); 

 The provision of a high quality landscaped core providing an overall 
enhancement to the setting of five Listed Buildings (Head Master’s, 
Vaughan Library, Chapel, New Schools, and Butler Building) as well as the 
enhancement of the Conservation Area, in accordance with NPPF and 
Development Plan policy. 

 
1.6 The MOL extension relies on the same principle as set out in the initial 

committee report which assessed the application site as being within MOL. 
The change to the mechanism from an MOL swap to an ‘MOL extension 
area’ will be set out within the S106 where the covenants ensure: 

 
 No land is taken out of MOL as a consequence of this planning proposal 

the existing designated area of MOL remains the same in area and subject 
to MOL policy.  

 Any revisions to the MOL boundary may be considered through the 
statutory Local Plan process as set out in the Framework. 

 There is a net gain in the area of land to which MOL policy is to be applied. 
 

1.7 Officers consider this approach acceptable as it does not change the 
principle of the initial MOL swap out.  
 

1.8 For the reasons considered above and weighing up the Development Plan 
policies and proposals and other material considerations, this application is 
recommended for grant.  Whilst noting the harmful impact on the 
Conservation Area, the wider benefits to both Harrow School and the wider 
community are considered to override these concerns in this instance. It is 
recognised that the proposal raises legitimate local concerns about the MOL 
swap, impacts on the Conservation Area and its setting, impacts of the 
setting of the Listed buildings and Park, transport impacts, amenity, noise, 
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. 

 
1.9 It is recommended that condition 2 (Approved Plans and documents) be 

revised as set out below to enable an updated plan and document list which 
reflect the proposed changes to be secured, should approval be granted. 

 
Revised Plans Nos: P.05.01 ; P.05.02; P.10.02; P.10.11; P.10.14; P.10.17; P.10.25; 
P.11.01; P.12.01 B; P.12.02 B; P.12.10 B; P.12.11 B; P.12.12 B;  P.12.13 B; P.12.14 
B; P.12.20 B; P.12.21  B; P.12.22 B; P.12.23 B; P.12.24 B; P.12.25 B; P.12.26 B; 
P.12.27 B; P.12.30 A; P.12.31 A; P.12.32 A; P.12.33 A; P.13.01A; P.13.04 A; P.13.20 A; 
P.13.21 A; P.13.22 A; P.13.23 A; P.13.24 A; P.13.25 A; P.13.30 A; P.13.31 A; P.13.32 
A; P.13.33 A; P.13.35 A; P.13.50A; P.13.51 A; P.13.52 A; P.13.53 A; P.13.54 A; P.14.01 
B; P.14.10 B ; P.14.15 B; P.14.16 B; P.14.17B; P.14.18 A; P.14.25 B; P.14.26 B; 
P.14.31 A; P.14.32 A; P.14.33 A; P.14.34 B; P.14.35 B; P.14.40 B; P.14.41 B; P.14.42 
B; P.14.43 B; P.14.44 B; P.14.45 B; P.14.46 A; P.14.47 B; P.14.48 A; P.14.49 B; 
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P.14.50 A; P.14.51 A; P.14.52 A; P.14.53 A; P.14.54 A; P.14.55 A; P.14.60 A; P.14.65 
A; P.14.70 A; P.28.10 A; P.28.11 A; P.28.12 B; P.28.13 B; P.28.14 B; P.28.15 A; 
P.28.16 B; P.28.17 A; P.28.22 A; P.28.30 A; P.28.31 A; P.28.32 A; P.28.33 A; P.28.35 
A; P.28.36 A; P.90.10; P.90.11; P.90.12; P.90.20; P.90.21; P.90.22; P.90.25; P.90.26; 
P.90.27; P.90.28; P.90.30; P.90.32; P.110.01 A; P.110.02 A; P.110.03 B; P.110.04 B; 
P.110.05 B; P.110.06 B; P.110.07 A; P.110.08 B; P.110.09 B; P.110.10 A; P.110.11 A; 
P.110.12 B; P.110.13 A; P.110.14 B; P.110.15; P.110.22; P.110.23 A; P.110.24 A; 
P.110.25 A; P.110.26 A; P.110.28 A; P.110.30; P.110.31; P.110.32 A; P.110.41; 
P.110.42; P.110.43; P.110.44; P.110.45; P.110.46; P.110.47; 90.20 A; 90.21 A; 90.30 A; 
90.31 A; 90.40 A; 90.41 A; 90.50 A; 90.51 A; Planning Statement by Paterson Planning 
(April 2016), Design & Access Statement by Rivington Street Studio (April 2016), 
Landscape Report by Rivington Street Studio & Tyrens UK (March 2016), Visual Impact 
Assessment Rev A by Rivington Street Studio (September 2016), Arboricultural Report 
by Arbol Euroconsulting (4 March 2016), Transport and Servicing Assessment; 
Transport Assessment by David Tucker Associates (4 April 2016), Energy Statement by 
Buro Happold Engineering (22 March 2016), Sustainability Statement by Buro Happold 
Engineering (24 March 2016), Heritage Statement by Rivington Street Studio (April 
2016), Archaeological Impact Assessment by Wessex Archaeology (March 2016), 
Archaeological Evaluation Report by  Wessex Archaeology (July 2016), Flood Risk 
Assessment and Drainage Report (including surface water strategy) by JBA Consulting, 
(March 2016), Statement of Community Involvement; Included within Planning 
Statement, Paterson Planning (April 2016), Draft Construction Logistics Plan by Buro 4, 
(March 2016), BREEAM Pre-assessment Report by Ingleton Wood (March 2016), 
Sustainable Travel Statement by David Tucker Associates (25 October 2016), Planning 
Application – Update by Rivington Street Studio (September 2016), Harrow School Civil 
& Structural Engineering Documentation (March 2016), Geotechnical & 
Geoenvironmental Investigation Report (March 2016), Planning Application Updates by 
Rivington Street Studio (January 2017); Landscape Report Update by Rivington Street 
Studio (January 2017);  Visual Impact Assessment - Revision B by Rivington Street 
Studio (January 2017). 
 
Amend condition 2 as follows: 
 
P.05.01 ; P.05.02; P.10.02; P.10.11; P.10.14; P.10.17; P.10.25; P.11.01; P.12.01 B; 
P.12.02 B; P.12.10 B; P.12.11 B; P.12.12 B;  P.12.13 B; P.12.14 B; P.12.20 B; 
P.12.21  B; P.12.22 B; P.12.23 B; P.12.24 B; P.12.25 B; P.12.26 B; P.12.27 B; P.12.30 
A; P.12.31 A; P.12.32 A; P.12.33 A; P.13.01A; P.13.04 A; P.13.20 A; P.13.21 A; P.13.22 
A; P.13.23 A; P.13.24 A; P.13.25 A; P.13.30 A; P.13.31 A; P.13.32 A; P.13.33 A; 
P.13.35 A; P.13.50A; P.13.51 A; P.13.52 A; P.13.53 A; P.13.54 A; P.14.01 B; P.14.10 B 
; P.14.15 B; P.14.16 B; P.14.17B; P.14.18 A; P.14.25 B; P.14.26 B; P.14.31 A; P.14.32 
A; P.14.33 A; P.14.34 B; P.14.35 B; P.14.40 B; P.14.41 B; P.14.42 B; P.14.43 B; 
P.14.44 B; P.14.45 B; P.14.46 A; P.14.47 B; P.14.48 A; P.14.49 B; P.14.50 A; P.14.51 
A; P.14.52 A; P.14.53 A; P.14.54 A; P.14.55 A; P.14.60 A; P.14.65 A; P.14.70 A; 
P.28.10 A; P.28.11 A; P.28.12 B; P.28.13 B; P.28.14 B; P.28.15 A; P.28.16 B; P.28.17 
A; P.28.22 A; P.28.30 A; P.28.31 A; P.28.32 A; P.28.33 A; P.28.35 A; P.28.36 A; 
P.90.10; P.90.11; P.90.12; P.90.20; P.90.21; P.90.22; P.90.25; P.90.26; P.90.27; 
P.90.28; P.90.30; P.90.32; P.110.01 A; P.110.02 A; P.110.03 B; P.110.04 B; P.110.05 
B; P.110.06 B; P.110.07 A; P.110.08 B; P.110.09 B; P.110.10 A; P.110.11 A; P.110.12 
B; P.110.13 A; P.110.14 B; P.110.15; P.110.22; P.110.23 A; P.110.24 A; P.110.25 A; 
P.110.26 A; P.110.28 A; P.110.30; P.110.31; P.110.32 A; P.110.41; P.110.42; P.110.43; 
P.110.44; P.110.45; P.110.46; P.110.47; 90.20 A; 90.21 A; 90.30 A; 90.31 A; 90.40 A; 
90.41 A; 90.50 A; 90.51 A; Planning Statement by Paterson Planning (April 2016), 
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Design & Access Statement by Rivington Street Studio (April 2016), Landscape Report 
by Rivington Street Studio & Tyrens UK (March 2016), Visual Impact Assessment Rev A 
by Rivington Street Studio (September 2016), Arboricultural Report by Arbol 
Euroconsulting (4 March 2016), Transport and Servicing Assessment; Transport 
Assessment by David Tucker Associates (4 April 2016), Energy Statement by Buro 
Happold Engineering (22 March 2016), Sustainability Statement by Buro Happold 
Engineering (24 March 2016), Heritage Statement by Rivington Street Studio (April 
2016), Archaeological Impact Assessment by Wessex Archaeology (March 2016), 
Archaeological Evaluation Report by  Wessex Archaeology (July 2016), Flood Risk 
Assessment and Drainage Report (including surface water strategy) by JBA Consulting, 
(March 2016), Statement of Community Involvement; Included within Planning 
Statement, Paterson Planning (April 2016), Draft Construction Logistics Plan by Buro 4, 
(March 2016), BREEAM Pre-assessment Report by Ingleton Wood (March 2016), 
Sustainable Travel Statement by David Tucker Associates (25 October 2016), Planning 
Application – Update by Rivington Street Studio (September 2016), Harrow School Civil 
& Structural Engineering Documentation (March 2016), Geotechnical & 
Geoenvironmental Investigation Report (March 2016), Planning Application Updates by 
Rivington Street Studio (January 2017); Landscape Report Update by Rivington Street 
Studio (January 2017);  Visual Impact Assessment - Revision B by Rivington Street 
Studio (January 2017). 
Reason: For the avoidance of doubt and in the interests of proper planning and to ensu
that the development is carried out to the highest standards of design, architecture an
materials in accordance with Policies 7.6 and 7.7 of the London Plan (2016) and Policy D
1 of the Harrow Development Management Polices Local Plan (2013).  
 
 
Add to Conditions: 
 
Condition 30: Community Uses Agreement 
 
Wording to be confirmed. 
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