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PLANNING ISSUE
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Key

2m high - Weld mesh fence

1.2 high - Reception area fence

20mm EPDM rubber play surfacing on porous

construction of open-textured bituminous

macadam,  laid as a single course with minimum

consolidated thickness 50mm, using aggregate of

10 mm nominal size, on 150mm well compacted

hardcore.

Rubberised Play Surface

Proposed Tarmacadam or similar approved

- built up for playground / Social Space use &

  maintenance use

Proposed Tarmacadam or similar approved

- Parking & Vehicle use

Proposed Concrete

- Bin Store with trapped gully

Proposed large Format Paving

- Pedestrian & Maintenance Use (MEWPS)

Proposed Grass

Germinal seeds: A22 (low Maintenance) or similar

approved

www.germinalamenity.com

All seeded areas to be cultivated and levelled as

required removing any stones, rubble, subsoil,

general construction waste.

All planting and turfing to conform to BS 3936:1992

and BS 4428:1989

Rubberised Play Surface

20mm EPDM rubber play surfacing on porous

construction of open-textured bituminous macadam,

laid as a single course with minimum consolidated

thickness 50mm, using aggregate of 10 mm nominal

size, on 150mm well compacted hardcore.

Proposed Hedge (TBC with BREEAM Score)

Fagus Sylvatica 80-100cm, Root Type B

Topsoil shall be a minimum of 400mm depth over

planting beds and graded to fall.  Imported topsoil

must be BS3882:2007 compliant.

All planting and turfing to conform to BS 3936:1992

and BS 4428:1989

Door guards with tapping rail

Tactile Dropped kerb

Standard half battered vehicle kerb

Standard concrete edging (pin kerb)

Proposed levels

DK

42.400

A 15/02/16 KK Grove Road entrance set back 5.0m into the

site. Parking area revised.

B 24.03.17 IAR Updated with additional soft landscape and

topo survey

C 28.03.17 CS 5m deep access crossover/removal of

substation, increased bin store and recycling,

additional soft landscaping to arrival plaza.



PLANNING COMMITTEE AGENDA 20 April 2017 

PART 7: Planning Applications for Decision Item 7.2 

1 SUMMARY OF APPLICATION DETAILS 

Ref:  16/05872/FUL  
Location:  843 London Rd, Thornton Heath, CR7 6JH 
Ward:  West Thornton 
Description:  Erection of a four storey building for use as a 630 place primary school 

for pupils aged 4-11 years, with associated rooftop play deck, Formation 
of vehicular access and provision of car/cycle parking areas and 
landscaping. 

Drawing Nos: 10067-04 - P653 C, 10067 - P 700 B, 10067-04 - P702 A, 10067 - P 701 
B, 10067-04-P751, 10067-P 201, 10067-04-P657 A, 10067-P401 , 
10067-P600, 10067-P001, QDS/350/732/TOP, 10067-04-P651, 7126-
E01 P2, 10067-04-P652 C, 10067-04-P650, 10067-04-P654, 10067-
04-P655 A, 10067-04-P656 A, 10067-04-P750, 10067-04-P752 A, 
10067-04-P101, 10067-04-P301. 

Applicant: Paxton Academy Limited on behalf of The Education Funding Agency.  
Agent: JLL  
Case Officer:  Toby Gethin 

 
Type of floorspace Amount proposed Amount 

retained 
Amount lost 
 

Education  3,124sqm N/A N/A 
 

Number of car parking spaces Number of cycle parking spaces 
6 48 + 90 scooters 

 
1.1 This application is being reported to Planning Committee because the Ward Councillor 

(Cllr King) made representations in accordance with the Committee Consideration 
Criteria and requested committee consideration.  

2 RECOMMENDATION 

2.1 That the Planning Committee resolve to GRANT planning permission subject to: 

A. The prior completion of a legal agreement to secure the following planning 
obligations: 

a) Financial contribution of £9,385.33 from the applicant to the Council’s carbon 
offsetting fund due to the building’s shortfall in carbon emissions savings, 
allowing the 10.31% shortfall (from the 35% required) to be met through off-site 
projects. 

b) Any other planning obligation(s) considered necessary by the Director of 
Planning and Strategic Transport 

 
2.2 That the Director of Planning and Strategic Transport has delegated authority to 

negotiate the legal agreement indicated above. 



2.3 That the Director of Planning and Strategic Transport has delegated authority to issue 
the planning permission and impose conditions [and informatives] to secure the 
following matters: 

Conditions 

1) In accordance with the approved drawings. 
2) Submission of a Construction Logistics Plan prior to commencement. 
3) Submission of a Car Park Management Plan (covering the additional off-site staff 

parking arrangements) prior to commencement. 
4) Highways Agreements to be agreed with TfL prior to commencement and the 

agreed works completed prior to occupation. 
5) Highways Agreements to be agreed with LBC prior to commencement and the 

agreed works completed prior to occupation. 
6) The signalised pedestrian crossing, the closing up of the existing vehicular 

entrance and its reinstatement to footway on the A23 and the provision of the 
new vehicular entrance and ‘School Keep Clear’ and zig zag road markings on 
Grove Road shall be provided prior to occupation. 

7) Submission of an updated full SUDS scheme prior to commencement. 
8) Submission of a Stage 1 archaeological investigation prior to commencement 

and submission of a stage 2 investigation if shown as necessary in stage 1.  
9) Tree protection to be put in place prior to any works on site.  
10) Submission of a completed intrusive site investigation and assessment into the 

possibility of soil, water and gaseous contamination prior to commencement. 
11) Submission of full details of external facing materials prior to above ground 

works. 
12) Submission of an updated full Travel Plan prior to occupation. 
13) Submission of the following details prior to occupation: designating one on-site 

staff parking space for disabled use; provision of Electric Vehicle Charging 
Points; pedestrian visibility splays for the Grove Road access. 

14) Submission of a full landscape scheme prior to occupation.  
15) Submission of details for a green screen to be installed on the London Road roof 

top façade prior to occupation. The approved details to be provided prior to 
occupation.  

16) Submission of full details of the green walls on the MUGA and roof top play deck 
prior to occupation. The approved details to be provided prior to occupation. 

17) The development shall achieve a CO2 reduction of at least 24.69% beyond Part 
L of the Building Regulations 2013. 

18) Unless otherwise agreed in writing with the Council, the development shall a 
BREEAM ‘Excellent’ rating. Confirmation that the development has achieved the 
agreed standards have been met prior to occupation.  

19) Noise level of external plant and machinery to be at least 10dB below existing 
background noise levels. 

20) No food shall be cooked on the premises, other than the warming or heating up 
of pre-prepared food, until a scheme for the control of odours, smoke and grease 
has been submitted to and approved by the Local Planning Authority in writing 
and any required ducting or other equipment has been satisfactorily installed on 
the site.  

21) The MUGA and rooftop play deck shall only be used by the school between the 
hours of 0830 to 1800 Monday to Friday.  

22) The school shall not be used for any after-school community use until a 
community use plan has been submitted to and approved by the Council. 



23) No musical instrument or sound amplification equipment shall be used outside of 
the building. 

24) Compliance with the recommendations and tree protection measures in the 
arboriculture and wildlife survey reports. 

25) Compliance with the recommendations in the noise survey.  
26) Compliance with the Delivery and Servicing Plan. 
27) Removal of permitted development rights. 
28) Permission to be implemented within three years. 
29) Any other planning condition(s) considered necessary by the Director of Planning 

and Strategic Transport, and 
 
Informatives 

1) Removal of site notices 
2) Archaeological potential/significance  
3) Control of noise and pollution from construction  
4) Remediation of land/soil contamination 
5)  Party Wall Act 
6) Requirements of Traffic Management Act 2004 
7) Information on the Council’s guidance on ventilation 
8) Any [other] informative(s) considered necessary by the Director of Planning 
 

2.4 That the Planning Committee confirms that adequate provision has been made, by the 
imposition of conditions, for the preservation or planting of trees as required by Section 
197 of the Town and Country Planning Act 1990. 

2.5 That if the legal agreement has not been completed within three months of the 
Committee’s resolution to grant, the Director of Planning and Strategic Transport has 
delegated authority to refuse planning permission. 

3 PROPOSAL AND LOCATION DETAILS 

Proposal  

3.1 The proposal involves re-development of the vacant site (previously the Oaks Day 
Centre, which has been demolished) to provide a permanent primary school building 
and associated facilities for Paxton Academy. 

3.2 Paxton Academy is currently operating from Streatham-Croydon Rugby Club on a 
temporary basis, with no opportunity to expand or remain there long term. The 
applicant intends for the specialist sports and science school to be permanently located 
at the application site.  

3.3 With three forms of entry, the school would operate between the core hours of 0730-
1800hrs Mon-Fri and accommodate 630 primary school pupils aged 4-11 years. The 
existing temporary school, currently hosting 194 pupils would close once this school 
opens. Those pupils would be transferred to the new site, with 90 new pupils admitted 
each subsequent year until the school reaches capacity. At capacity, the school would 
have 90 FTE members of staff.  

3.4 The school would have a gross internal area of 3,124sqm, consisting of 
teaching/learning areas, halls and a studio, staff/admin rooms, kitchen and toilets. In 
terms of outside (play)space, the school would include a ground floor reception 



playspace, a MUGA on the first-floor and a rooftop play deck (consisting of approx. 
294sqm, 232sqm and 575sqm respectively).  

3.5 The proposed building would be four storeys high, with a roof-top play deck on the roof. 
The building would principally consist of brick, composite cladding and timber fins. 

3.6 The building’s main access would be from London Road. This is where all pupils and 
visitors (other than those using the disabled visitor space accessed off Grove Road) 
would access the site. The cycle and scooter storage areas would be located in this 
front entrance courtyard. A new vehicular access would be provided off Grove Road. 
This would provide access to the staff and disabled parking and turning area, and allow 
for deliveries/servicing of the site. It would not provide access to the school for pupils.   

3.7 To accommodate the development, the site’s various shrubs and trees would be 
removed (including one preserved tree which has recently failed). However, the 
majority of the most prominent and higher quality trees (including T6 to the front and 
T24 and T25 to the rear) would be retained. Additional/replacement soft landscaping 
would also be provided. 

3.8 The as-submitted application had a number of deficiencies. To overcome these, the 
Council invited the applicant to submit additional information and amendments during 
the determination period. Without these, the application would have been 
unacceptable and officers could not have recommended granting permission. Whilst 
this delayed determination of the application, the additional time required to resolve 
the issues during determination was considerably less than if the application had been 
refused (which would have resulted in the applicant having to submit a new application 
or appeal against the refusal). The changes and additional details submitted by the 
applicant to overcome the application’s initial deficiencies include: 

 Additional details covering transport/highways issues to resolve the Council’s and 
TfL’s concerns. This included: undertaking traffic modelling and a Stage 1 Road 
Safety Audit covering the proposed new pedestrian crossing on London Road; 
further details of the proposed additional off-site staff parking; amendments to the 
new access and staff parking/turning area off Grove Road; and additional 
information to support the Transport Assessment (including: further details covering 
on-street parking availability in the surrounding area and the demand for short-term 
on-street parking generated by parents dropping off/collecting pupils; and 
consideration of the proposed after school community uses). 

 An updated Sustainable Urban Drainage System (SUDS) scheme including 
considerable additional details. 

 Submission of a daylight/sunlight study, not previously submitted despite it being a 
validation document.  

 Minor amendments to the external appearance of the building. This includes 
revisions to the colours of the coloured resin composite cladding, the brick cladding 
changing from light buff to rustic red and the two tone resin composite cladding 
changing to medium grey. 



Site and Surroundings 

3.9 The application site is bounded by London Road (to the east), residential flats at 
Silchester Court (to the south), Grove Road (to the west), and a supermarket and 
associated car park (to the north). The site was previously occupied by the Oaks Day 
hospital but the site is now cleared and surrounded with hoarding. There is a 
designated Tree Preservation Order (TPO) attached to the site which covers three 
trees situated in the north-west corner (at the rear of the site adjacent to Grove Road). 

3.10 The surrounding area is mixed in character with both commercial and residential 
buildings. There are a range of building types and heights in the surrounding area, 
including traditional two-storey terraced houses (particularly on Grove Road), single-
storey commercial buildings (such as the nearby supermarket) and larger buildings 
including flatted developments up to some five/six-storeys (such as Silchester Court, 
immediately to the south of the application site).  

3.11 The site is identified by the Croydon Local Plan 2006 as being within an Archaeological 
Priority Zone and an Area of High Density. London Road forms part of Transport for 
London’s Road Network. Under CLP2 (Proposed Submission), the site would be 
designated as an Archaeological Priority Zone and a Proposal Site (reference number 
129) for a new primary school, and would be within Place Specific Policy DM50 
(covering the type, appearance, scale of development proposals in Thornton Heath). 
The site is not within a conservation area, nor is it subject to any statutory listings.  

Planning History 

3.12 There is no relevant planning history for the application site.  

4 SUMMARY OF KEY REASONS FOR RECOMMENDATION 

 The proposal would provide much needed school places in the borough and enable 
the temporary school to relocate to a purpose-built permanent building. 

 With mitigation measures secured by condition (including but not limited to a new 
pedestrian crossing on London Road, additional off-site staff parking and a full 
Travel Plan encouraging reductions in the use of car trips and greater use of more 
sustainable modes of transport), the proposal would not result in an unacceptable 
impact on the safe and smooth operation of the local highway network. 

 Whilst the proposal would result in some additional noise, disturbance and some 
loss of light/sunlight in the immediate vicinity, the proposal would not result in 
significant harm and unacceptable changes to the amenity of adjoining occupiers. 

 The proposed building would not harm the character and appearance of the existing 
area. 

 The proposal would incorporate sustainable urban drainage and not increase flood 
risk in the surrounding area.  

 The visually prominent (and preserved) trees on the site would be retained and 
protected.  

 Outstanding issues including construction logistics, archaeology, contaminated 
land and community use of the school would be secured by conditions. 

 The benefits of the proposal outweigh the harm, much of which will be mitigated by 
means of mitigation measures and conditions securing further details.  

 



5 CONSULTATION RESPONSE 

5.1 The views of the Planning Service are expressed in the MATERIAL PLANNING 
CONSIDERATIONS section below. 

5.2 The following were consulted regarding the application:  

Transport for London, TfL (statutory consultee): following the applicant’s submission 
of additional details, TfL removed their initial objection subject to conditions 

 Lead Local Flood Authority, LLFA (statutory consultee): following the applicant’s 
submission of additional details, the LLFA removed their initial objection subject to 
conditions) 

Historic England (statutory consultee): did not object subject to conditions 

Sport England (non-statutory consultee): did not object. 

5.3 The issues raised in the consultees’ responses to the application are covered in 
Section 8 below. 

6 LOCAL REPRESENTATION 

6.1 The application has been publicised by way of one or more site notices displayed in 
the vicinity of the application site. The application has also been publicised in the local 
press. The number of representations received from neighbours, local groups etc. in 
response to notification and publicity of the application were as follows: 

No of individual responses: 24 Objecting: 6    Supporting: 18 

No of petitions received: 0 objecting  

6.2 Representations have been made from the following local groups/societies: 

 Grove Road Residents Association 
 

6.3 The following issues were raised in representations.  Those that are material to the 
determination of the application, are addressed in substance in the MATERIAL 
PLANNING CONSIDERATIONS section of this report: 

 Objections: 
o Over development 
o Inadequate play space for the pupils 
o Impact on transport 
o Inadequate staff parking 
o Exacerbating existing parking pressure  
o Disturbance to local residents, harm to road safety and congestion from 

parents using Grove and Goldwell Roads for dropping off/collecting 
children and potentially school buses 

o Poor and overcrowded public transport links 
o Exacerbating already poor air quality 
o Overlooking 
o Rubbish/litter problems 



o Not informed of the application (Officer comment: since April 2012, 
neighbour notifications for planning applications have been carried out 
entirely by the use of site notices, which is in accordance with statutory 
provisions. In this instance, four site notices were displayed in the vicinity 
of the application site).  

 
 Support: 

o General need for more schools 
o Paxton Academy needs to be allowed to expand; the existing temporary 

facilities are unacceptable 
o The new school will give children more opportunity 
o The proposed location is easily accessible and will encourage more 

pupils to walk to school 
o Improve the surrounding area; existing vacant plot is an eyesore. 

 
6.4 Councillor Stuart King has made the following representations: 

 Overdevelopment (applicant has not demonstrated that the site can 
accommodate the size of school proposed with sufficient play space and without 
harm to the highway network and local residents) 

 Air quality (given the site is located within an area identified as experiencing 
elevated pollutant concentrations, green walls should be introduced). 

 Play space (insufficient outdoor play space for pupils). 
 Transport impact (significant concerns regarding the proposed development’s 

impact on the local road network, including parking demand on surrounding roads 
arising from parent drop-off/pick-up and staff parking, congestion on London 
Road, lack of mini-bus parking space, bronze accreditation of Transport for 
London’s STARS programme being inadequate). 

 Amenity of adjoining occupiers (overlooking and noise disturbance to Silchester 
Court from the first-floor MUGA). 

 Construction Logistics Plan (the need for a robust Construction Logistics Plan to 
be submitted to the Council for approval before works on site commence). 

 
7 RELEVANT PLANNING POLICIES AND GUIDANCE 

7.1 In determining any planning application, the Council is required to have regard to the 
provisions of its Development Plan so far as is material to the application and to any 
other material considerations and the determination shall be made in accordance with 
the plan unless material considerations indicate otherwise. The Council's adopted 
Development Plan consists of the Consolidated London Plan 2015, the Croydon Local 
Plan: Strategic Policies 2013 (CLP1), the Croydon Replacement Unitary Development 
Plan 2006 Saved Policies 2013 (UDP) and the South London Waste Plan 2012.   

7.2 Government Guidance is contained in the National Planning Policy Framework 
(NPPF), issued in March 2012. The NPPF sets out a presumption in favour of 
sustainable development, requiring that development which accords with an up-to-date 
local plan should be approved without delay. The NPPF identifies a number of key 
issues for the delivery of sustainable development, those most relevant to this case 
are: 



 Promoting healthy communities, including ensuring sufficient provision of 
school places are available to meet the needs of the community and giving great 
weight to the need to create, expand or alter schools. 

 Requiring good design. 
 Promoting sustainable transport and requiring transport assessments. 
 Achieving sustainable and low carbon development to meet the challenge of 

climate change and flooding. 
 Encouraging the effective use of land by reusing land that has been previously 

developed. 
 

7.3 The main policy considerations raised by the application that the Committee are 
required to consider are: 

7.4 Consolidated London Plan 2015 (LP): 

 3.18 (Education facilities) 
 5.1 (Climate change mitigation) 
 5.2 (Minimising carbon dioxide emissions) 
 5.12 (Flood risk management) 
 5.13 (Sustainable drainage) 
 5.21 (Contaminated Land)  
 6.3 (Assessing effects of development on transport capacity)  
 6.9 (Cycling) 
 6.13 (Parking) 
 7.1 (Lifetime neighbourhoods) 
 7.4 (Local character) 
 7.6 (Architecture) 
 7.8 (Heritage assets and archaeology)  
 7.14 (Improving air quality) 
 7.15 (Noise) 
 Policy 7.21 (Trees and woodlands) 

 
7.5 Croydon Local Plan: Strategic Policies 2013 (CLP1 and CLP1.1): 

 SP4 (Urban Design and Local Character)  
 SP5 (Community Facilities) 
 SP6 (Environment and Climate Change) 
 SP8 (Transport and communication) 

 
7.6 Croydon Replacement Unitary Development Plan 2006 Saved Policies 2013 (UDP): 

 CS1 (Development of New Community Facilities) 
 EP1 (Control of Potentially Polluting Uses)  
 EP2 and EP3 (Land Contamination)  
 NC4 (Woodland, Trees and Hedgerows) 
 T2 (Traffic Generation) 
 T4 (Cycling) 
 T8 (Car parking standards) 
 UC11 (Development Proposals on Archaeological Sites) 
 UD2 (Layout and Sitting of New Development) 
 UD3 (Scale and Design of New Buildings) 



 UD8 (Protecting residential amenity) 
 UD13 (Parking Design and Layout) 
 UD14 (Landscape design) 
 UD15 (Refuse and recycling storage) 

 
7.7 The draft Croydon Local Plan: Detailed Policies and Proposals (CLP2) (Proposed 

Submission): 

 DM11 (Design and character)  
 DM14 (Refuse and recycling)  
 DM17 (Promoting Healthy Communities)  
 DM19 (Heritage assets and conservation)  
 DM20 (Providing and protecting community facilities)  
 DM24 (Sustainable Design and Construction) 
 DM25 (Land contamination)  
 DM26 (Sustainable Drainage Systems and Reducing Flood Risk)  
 DM29 (Trees)  
 DM30 (Sustainable travel and reducing congestion)  
 DM31 (Car and cycle parking)  
 DM35 (Positive character of the Places of Croydon)  
 DM50 (Thornton Heath)  

Due to the level of objections received to the above draft policies, only limited weight 
can be given to them.  

 
8 MATERIAL PLANNING CONSIDERATIONS 

8.1 The main planning issues raised by the application that the committee must consider 
are: 

1. Principle of development  
2. Transport/highways 
3. Amenity of adjoining occupiers 
4. Townscape and visual impact 
5. Trees and ecology 
6. Flooding and drainage 
7. Contaminated land  
8. Archaeology 
9. Sustainability 

 
Principle of development 

8.2 Paxton Academy is currently operating from Streatham-Croydon Rugby Club on a 
temporary basis, with no opportunity to expand or remain there long term. The 
applicant intends for the specialist sports and science school to be permanently located 
at the application site. The school would have a gross internal area of 3,124sqm, 
consisting of teaching/learning areas, halls and a studio, staff/admin rooms, kitchen 
and toilets. In terms of outside (play)space, the school would include a MUGA on the 
first-floor, rooftop play deck and a ground floor reception playspace. With three forms 
of entry, the school would accommodate 630 primary school pupils, from reception to 
year six (ages 4-11 years). The existing temporary school, hosting 194 pupils would 
close once this school opens. These pupils would be transferred to the new site, with 



90 new pupils admitted each subsequent year until the school reaches capacity. At 
capacity, the school would have 90 FTE members of staff.  

8.3 Given the number of pupils and staff that would attend the school, and combined with 
the site’s constraints and limited size, the proposal could raise some significant issues. 
This particularly relates to the potential impact on transport and the local highway 
network and the amenity of adjoining occupiers. These and all other material planning 
considerations are covered in detail below, and need to be found acceptable for 
permission to be granted.   

8.4 The principle of development includes the following aspects: 

 Proposed use: the provision of new educational facilities is encouraged by the 
development plan. The proposed school would address an identified need for 
new educational facilities within the Borough. This application proposes a 
community use of the application site (under Use Class D1) which would replace 
the site’s previous community use (as Oaks Day Centre). The proposal would 
not result in the loss of any protected uses. It is acceptable in land-use terms 
and is supported by policy (including in relation to the site being allocated in 
CLP2 [Proposed Submission] for a new primary school).  

 Size of site and outdoor space:  
o The submitted Design and Access Statement states that teaching space 

has ‘been designed to accommodate modern educational requirements 
and be flexible in use’. At ground-floor level, there would be a dedicated 
secure reception play area, located along the building’s northern 
elevation. The second-floor MUGA would provide pupils with year-round 
all-weather recreational/sports space. The top-floor roof space would 
provide further space for hard play and further outdoor learning activities. 
As per the Design and Access Statement, the applicant also intends to 
‘utilise the facilities at the Streatham-Croydon Rugby Club’. The Planning 
Statement states that the school would also use the swimming pool at 
100 High Street in Thornton Heath. The applicant’s Planning Statement 
sets out the need for the school, its vision and aims and admissions 
policy. It states ‘The 3,124sqm GIA of floorspace is based on the 
standard sizes of spaces for a 630 (3FE) place primary school from the 
EFA baseline design and the Building Bulletin 103 (BB103)’1.  

o Whilst not a statutory consultee, Sport England were consulted given the 
school’s sports specialism.  Sport England assessed the application in 
the light of Sport England’s Land Use Planning Policy Statement 
‘Planning for Sport Aims and Objectives’. The statement details that one 
of Sport England’s objectives in its involvement in planning matters is: ‘3) 
To ensure that new sports facilities are planned for and provided in a 
positive and integrated way and that opportunities for new facilities are 
identified to meet current and future demands for sporting participation.’ 
Sport England consider that the proposal is consistent with this objective. 
They did therefore not object to the proposal. However, Sport England 
recommend that the detailed design of the proposed sports facilities 
accord with their relevant design guidance. Sport England consulted the 

                                            
1 ‘Building Bulletin 103: Area Guidelines for Mainstream Schools’ (BB103) sets out simple, non‐statutory area guidelines for 
minimum internal and external areas for school buildings and sites for age ranges from 3 to 19. It covers all state schools, including 
mainstream academies and free schools, except special schools and alternative provision. 



Lawn Tennis Association (LTA) as part of the consultation on this 
planning application and they stated the following: 
 Given the school is for primary aged school children the adoption 

of mini tennis markings on the MUGA will allow mini tennis to be 
delivered on site with minimal disruption.  

 The surface is a rubberised macadam, which will be ok for the 
proposed usage of the MUGA area, i.e. school time activity. This 
surface does have a tendency to break up once worn so 
consideration could be given to an alternative / more durable 
surface.  

 Although the use of the courts is likely to be informal, the height of 
the netting that will cover the MUGA area needs to be considered 
to ensure that this does not affect play during lessons / 
recreational time. 

It is considered that these issues can be progressed post-consent 
between the applicant and Sport England.  

 
 Teaching environment:  

o The air quality assessment by Resource and Environmental Consultants 
Ltd (dated November 2016 -ref: AQ102731R1) concludes that “the 
location is considered suitable for the proposed end-use without the 
inclusion of mitigation methods”. However, the Paxton Academy Air 
Quality Monitoring report (dated 2nd February 2016 – ref: 6APFS068/1) 
states “Of the 15 monitored sites, 11 sites exceeded the annual mean 
NO2 objective of 40 μg/m3. The closest site (Site 1) to the school 
perimeter has an annual mean of 54 μg/m3.” The Pollution team 
(Environmental Health) therefore strongly recommend that a “green 
screen” is installed on the London Road façade to act as a physical 
barrier against particulate matter and other pollutants. This requirement 
can be secured by condition. The applicant will however need to discuss 
details of the required green screen with the Pollution team. 

o The submitted noise impact assessment provides details on existing 
noise levels in and around the site. The assessment sets out that the 
noise climate to teaching areas will be acceptable subject to various 
measures (such as window glazing and sufficient internal mechanical 
ventilation). Environmental Health reviewed the report and have 
confirmed that the applicant should follow the recommendations of the 
environmental noise survey by SRL Technical Services Limited dated 
15th November 2016 (ref: C/42208A/T01v2/RM). This should be secured 
by condition. 

 
8.5 Subject to the proposal being found acceptable with regards to material considerations, 

particularly in relation to transport/highways issues and adjoining occupiers’ amenity, 
the proposal is supported in principle.  

Transport/highways 

8.6 The site is bound by Grove Road to the west and the A23 London Road to the east.  
Grove Road is a local road operated and managed by the Council. The A23 is a London 
Distributor Road and forms part of the Transport for London Road Network (TLRN). 
Thornton Heath National Rail Station is located just over 1km to the east of the site. 
There are two bus routes running along the A23 London Road, with the nearest bus 



stop located less than 100mts north of the site. This generates a Public Transport 
Accessibility Level (PTAL) of 3 (on a scale of 1 to 6b, where 6b is the most accessible).   

8.7 The application is supported by a Transport Assessment, Delivery Service Plan, and 
School Travel Plan Framework. The application documents state that the site is located 
within the school’s “potential catchment area and is accessible by walking, cycling and 
public transport”. The applicant therefore predicts that the school will not “generate 
significant volumes of traffic at peak arrival and departure times”. 

8.8 To mitigate the proposal’s impact on the local highway network, various mitigation 
measures are proposed. These include: a new signal controlled crossing on London 
Road, immediately adjacent to the site’s eastern boundary (and school’s main 
entrance); ‘School Keep Clear’ and zigzag markings along the site’s Grove Road 
frontage; and a School Travel Plan, monitored annually, promoting (amongst other 
aspects) alternative non-car modes of transport for parents and staff. To mitigate for 
the limited on-site staff parking, the applicant has also identified an area sufficient for 
off-site parking for some 27 (additional) parking spaces. If the application is approved, 
these measures (and other relevant issues) would be secured by condition to ensure 
they are provided prior to occupation.  

8.9 The school’s main entrance would be off London Road and would be pedestrian-only 
(the existing vehicular entrance would be closed and reinstated to footway). This has 
been welcomed by TfL and is considered acceptable. This pedestrian-only entrance is 
where all pupils and visitors will enter. Secure cycle parking would be provided in the 
arrival plaza off London Road. There would be 36 staff/pupil spaces and 12 visitor 
spaces. This is half the level required by the London Plan. However, the applicant 
justifies this given the area’s lack of safe cycling infrastructure discouraging cycling 
and that primary school pupils are less likely to cycle. In addition, 90 spaces for pupil’s 
scooters would be provided. This is considered acceptable subject to a Travel Plan 
being secured by condition which would (amongst other aspects) identify on a plan a 
safeguarded area capable of accommodating 48 additional cycle parking spaces 
should demand arise, include monitoring of the use of the provided cycle spaces and 
set out a process for the provision of additional spaces if there was sufficient demand.  

8.10 The new vehicular access off Grove Road would be limited to users of the six staff 
parking spaces, one disabled parking space for visitors, and deliveries/service 
vehicles. The Grove Road access would be controlled via an electrically controlled 
gate. It is understood that this access would not be used for/be accessible to 
parents/pupils.  This gate was initially only set back from the highway by approximately 
1.6mts. This raised concerns that the gate would result in vehicles waiting to enter the 
site would block the footway and highway on Grove Road.  The applicant therefore 
amended the proposed parking layout, increasing the gate’s set-back to 5mts from the 
rear edge of the footway.  The revised parking access and layout are considered 
acceptable. A Highways Agreement will be required (with the Council as Highway 
Authority) for the new vehicular entrance off Grove Road (and associated road 
markings).  In order to provide for pedestrian safety visibility splays will need to be 
provided to either side of the access at the back of footway. One of the staff parking 
spaces should also be designed for disabled use and Electric Vehicle Charging Points 
should be provided in accordance with London Plan standards. These can all be 
secured by condition. 

8.11 The scheme’s main impact on the transport network will be travel by car and the impact 
of pick-up/drop-off of pupils and staff car parking.  Travel data for the existing 



temporary school includes 24.3% of pupils and 37% of staff travelling to/from the 
school by car. Using this data, the Transport Assessment predicts that 153 pupils 
(24.3% of the 630 pupils) and 33 staff (37% of the 90 staff) would travel by car to the 
new permanent school. 

8.12 The school would provide no facilities for the dropping-off and picking-up of pupils and 
would rely solely on available on-street parking.  The Transport Assessment includes 
an on-street parking beat survey of the adjoining road network within a 400mt walking 
distance of the school, which was undertaken on 2 consecutive days during the hours 
when pupils would be picked-up and dropped-off. The results of these surveys indicate 
that there is spare capacity on-street of at least 200 spaces during the peak times. This 
therefore indicates that there is capacity to accommodate the numbers of children 
predicted to be taken by car. 

8.13 The school would operate a breakfast club at 7.30am, have a main start time at 8.30am 
and reception start time of 9.00am. In the evening, it would close at 4.00pm for 
reception, 5.00pm for the main school, and have after school clubs running until 
6/6.30pm.  It is therefore recognised that the dropping-off and picking-up of pupils will 
occur over extended time periods, thus reducing the impact on the available on-street 
parking spaces and moderating the impact of increased vehicle movements in the 
area. 

8.14 A number of the roads identified for on-street parking are to the east of London Road 
and the pupils will therefore need to cross this busy main road.  Whilst there are 
crossing facilities available to the north and south of the school it is likely that most 
pedestrians will wish to cross outside the school. To alleviate this issue the applicant 
proposes a new signalled pedestrian crossing across London Road outside the school.  
This is a welcome and necessary measure and for safety reasons it is considered that 
the crossing must be provided before occupation. 

8.15 As highway authority for London Road, TfL have been consulted on the application.  
They required the proposed new controlled pedestrian crossing to be modelled to 
assess the impact on the A23 London Road (in terms of queuing and journey time 
reliability) and the submission of a Stage 1 Road Safety Audit (RSA). Neither of these 
were provided by the applicant with the as-submitted application and TfL stated they 
could therefore not support the proposal. The applicant subsequently commissioned 
the required work and the new details were submitted during determination. 

8.16 The modelling results indicate some increase in delays on London Road, but this would 
be expected when introducing new traffic signals. Taking into account the benefit of a 
new crossing for the school, TfL considered that the increase in delays could be 
deemed acceptable providing further fine tuning reduced the impact for buses in 
particular. This fine tuning would be subject to a RSA and if that is acceptable and 
permission is granted, the applicant then entering into a s278 agreement with the 
relevant Highway Authority (for the crossing, this is TfL). 

8.17 Following completion of the modelling work and TfL confirming (as above) its general 
acceptance of the results, the applicant completed and submitted a Stage 1 RSA 
focused on London Road. The RSA identified no major/significant issues which TfL 
consider cannot be resolved via further refined assessment work and agreement 
between the applicant and relevant Highway Authority (TfL) within the required 
Highways Agreement. The additional information submitted during determination 



therefore resolved the issues associated with the new crossing, subject to a s278 
Highways Agreement being secured by condition. 

8.18 Given the importance of the mitigation measures to highway and pedestrian (including 
pupil) safety, the Highways Agreements covering works to the A23 and Grove Road 
will need to be agreed prior to commencement and all measures installed and 
operational prior to occupation. The s278 agreement with TfL would also need to cover 
all other proposed works to the A23 highway, including the closure of the existing 
vehicle entrance from London Road and its reinstatement to footway. TfL also stated 
that the developer and their representatives are reminded that the modelling, RSA and 
decision on the planning application do not discharge the requirements under the 
Traffic Management Act 2004, which would be covered as part of the s278 agreement.  

8.19 The provision of only 6 parking spaces for the 33 staff predicted to travel by car is 
clearly an under provision.  The Transport Assessment briefly refers to the applicant 
discussing the potential provision of additional parking spaces with the Rugby Club in 
Brigstock Road (where the temporary school is located) and with the Evangelical 
Church (opposite the site on London Road). However, no reference was made as to 
how many additional spaces could be provided or whether there is a realistic chance 
of the additional spaces being secured. Without sufficient confirmation of the provision 
of additional parking and number of spaces etc, it would have to be assumed that the 
overspill staff parking would occur on-street. Given that staff are likely to arrive and 
depart before and after pupils, this would reduce the availability of on-street parking in 
close proximity to the school for pupil drop-off and pick-ups. The new vehicular access 
off Grove Road and the associated road markings would also reduce the availability of 
on-street parking (including for use by parents during drop-off and pick-up times). The 
provision of only six staff parking spaces therefore caused concern that insufficient 
parking would be provided for staff and the local highway network would therefore 
suffer from increased parking pressure.  

8.20 Given this, the applicant provided further details on additional staff parking during the 
determination period. Since the application was submitted, the applicant has 
progressed negotiations with the Rugby Club with regards to providing c. 27 
(additional) staff parking spaces. Subject to planning permission being granted, the 
applicant has indicated they would enter into a formal (legal) agreement with the Rugby 
Club to secure provision of these spaces for a period of ten years (with an option to 
review at the end of term).  

8.21 Provision of a total of approx. 33 staff parking spaces (six on-site and approx. 27 off-
site) is considered sufficient and acceptable. The importance of the additional off-site 
staff parking to the acceptability of the scheme means that the provision of the 
additional off-site staff parking needs to be confirmed/secured. Given the off-site 
parking details are also still being worked up, a pre-commencement condition is 
required to secure details and delivery of sufficient parking spaces. The condition will 
therefore require a Car Park Management Plan (also advocated by TfL) to be submitted 
to the Council prior to commencement of works on-site and the approved details to be 
provided prior to occupation. The Car Park Management Plan will need to provide 
details confirming that the off-site parking area has been secured and will be provided 
prior to occupation. Details will need to include: total number of staff parking spaces 
provided; layout and access arrangements; how car parking provision will be managed; 
and proposed monitoring of staff parking demand (in e.g. years 3, 5 and 8 after initial 
occupation). Monitoring of staff parking demand/use, which will need to be submitted 
to the Council for approval in writing, is required so as to determine what level of 



additional off-site staff parking is needed beyond the initial ten year period. An updated 
Car Park Management Plan will therefore need to be produced and submitted to the 
Council for approval in writing prior to the conclusion of the applicant’s initial lease 
period agreement for the off-site staff parking area.  The Rugby Club parking area 
could also potentially accommodate a mini bus for the school. The Car Park 
Management Plan should therefore also include details of this. 

8.22 The Transport Assessment did not consider or assess the transport/highway 
implications of the proposed after-school community uses at the site. Whilst the impact 
on the surrounding road network is likely to be less than the school use in terms of trip 
generation and affect congestion, the use could still affect the highway, particularly 
with regards to on-street parking. The parking beat surveys only cover the school 
opening and closing times.  After 6.30pm (when the school closes), the availability of 
on-street parking is likely to fall as residents return home from work. This could also 
be the case at weekends. To avoid harm to the local highway network, details of the 
proposed type, frequency, scale etc of such after-school community uses should 
therefore be secured by condition.  

8.23 The Delivery Service Plan provides details of the frequency of deliveries and the type 
of vehicles to be used.  Deliveries will mainly be by large panel van and it has been 
demonstrated that these vehicles will be able to turn on site. Deliveries by larger 
vehicles and refuse collection will be made from Grove Road and this is considered 
acceptable.  

8.24 The School Travel Plan Framework sets out the general aims and objectives of the 
plan, how it will be monitored and targets for reducing car travel. Whilst the framework 
is acceptable in general terms, full and updated/amended details are required (via the 
submission of a full Travel Plan prior to occupation). A robust full Travel Plan is an 
important aspect in ensuring the school’s impact on the surrounding road and transport 
network is mitigated from the start and over the longer term. The submitted Framework 
proposes the bronze level accreditation of TfL’s STARS programme. TfL have stated 
that the school should however be seeking the gold level of accreditation. The targets 
for reducing car trips by pupils (at only 4% over a 5 year period) are unambitious and 
should be revised upwards; this will assist with ensuring that the school’s impact on 
the local highway network is reduced in the long term. Targets for reducing car trips by 
staff should also be included. These should all be resolved in the updated full Travel 
Plan, which should also cover (as set out above) the potential provision of additional 
cycle storage should demand arise.  

8.25 Given the scale of the development and the potential for construction works to harm 
the safe and smooth operation of the surrounding highway network, a Construction 
Logistics Plan will need to be submitted for approval by the Council and TfL before 
commencement of any work on site. This should be secured by condition. 

Amenity of adjoining occupiers 

8.26 The school is located in close proximity to numerous residential properties. The 
proposal could potentially therefore harm the amenity of adjoining occupiers, 
particularly in Silchester Court and along Grove Road, through overlooking/loss of 
privacy, loss of outlook/visual intrusion, loss of daylight/sunlight and overshadowing, 
pollution and noise disturbance. 

8.27 Taking each of these in turn: 



 Overlooking/privacy and loss of outlook/visual intrusion: given the 
proposed building’s location and the separation distances to residential units to 
the east and west of the site (of at least approx. 30mts), the main potential 
impact on neighbour amenity through overlooking/loss of privacy and loss of 
outlook/visual intrusion relates to the adjacent residential units in Silchester 
Court. However, it is considered that the existing situation and design of the 
proposed building (including set-back of upper floors) would avoid an 
unacceptable level of overlooking/loss of privacy and loss of outlook/visual 
intrusion to occupiers in Silchester Court. This is because of: the location of 
Silchester Court’s stair cores which would visually separate the two buildings 
and narrow the field of vision to oblique angles between the two sites; the lack 
of northerly facing habitable windows in Silchester Court; the set-back of the 
school’s upper-floors; the proposed green walls between the proposed 
building’s second-floor and roof-top play decks and Silchester Court. Details of 
the green walls should however be secured by condition to ensure they are 
sufficient and acceptable. 

 Daylight/sunlight/overshadowing:  
o Despite it being a validation document, the applicant did not submit a 

daylight/sunlight study with the application. However, a 
daylight/sunlight/overshadowing study was subsequently undertaken and 
submitted. The study shows that the proposal would have a minor impact 
on the levels of daylight, sunlight and overshadowing of nearby residential 
properties. However, the change would not be significant and is considered 
to be acceptable and within BRE’s guidelines.  

o The application site is located immediately to the north of Silchester Court, 
and that block contains stair cores in the northern ends of the building 
closest to the application site. Upper floors of the school would also be set-
back from Silchester Court. Other residential properties are located 
between approx. 30mts (on the opposite side of Grove Road) and 32mts 
(on the opposite side of London Road). Given this, it is considered that the 
proposal would not result in a material and unacceptable change in 
daylight/sunlight/overshadowing of adjoining residential properties. The 
proposal would result in a reduction in daylight/sunlight to the commercial 
unit to the north (currently operating as a Lidl store in A1 use). However, 
Lidl’s car park would separate (by approx. 30mts) the store from the 
proposed building. Given this and that the unit is in commercial use (so 
daylight/sunlight levels are less critical than for residential uses), this is 
considered acceptable.  

 Pollution:  
o Light: Neither the second-floor MUGA or the roof-top play deck would be 

floodlit. This reduces the proposal’s potential harm to adjoining occupiers 
from light pollution. However, in accordance with guidance from the 
Institute of Lighting Engineers, light from the proposed illuminations should 
not cause a nuisance to local residents. Environmental Health have 
therefore indicated that to ensure light pollution does not harm neighbours, 
the applicant should comply with the most recent ILE Guidance Note 
(2005) and have regard to the following: Lighting the Environment – A 
Guide to Good Urban Lighting Chartered Institution of Building Services 
Engineers, (CIBSE) and Institution of Lighting Engineers (ILE) 1995. These 
are standard guidelines that the developer would be expected to follow. It 
is therefore considered that an informative be included to cover this. 



o School kitchen ventilation: only limited details of the proposed 
ventilation/extraction system for the school’s kitchen regarding noise and 
odour control have been provided. If the school intends to cook food on-
site, details of a sufficient ventilation/extraction system for the school’s 
kitchen will need to be secured by condition. This will ensure that any on-
site cooking does not harm the amenity of adjoining occupiers through 
noise and odours. 

o Air quality: whilst the school would result in some increase in vehicle 
movements, it is not considered that the application would result in a 
significant change from the existing situation with regards to air quality. 

 Noise disturbance:  
o Use of the school: the submitted noise impact assessment confirms that 

the operation of the new building will not adversely affect the existing noise 
climate. This includes limiting noise levels in the external sports area and 
roof top play areas to activities within school hours only and no use of 
amplified systems. This is acceptable and compliance should be secured 
by condition.  

o External plant: the submitted noise impact assessment confirms that noise 
limits for external plant (such as A/C units etc) are based on Croydon 
Council's requirement of 10dB below existing noise levels. This is 
acceptable and compliance will be secured by condition. 

o Construction: there is the potential for construction to cause disturbance to 
adjoining occupiers. However, such disturbance can be controlled and 
suitably limited via a Construction Logistics Plan (CLP). A CLP should 
therefore be secured by a pre-commencement condition. 

 
Townscape and visual impact 

 
8.28 The massing and four-storey height (with additional roof top play area) is considered 

acceptable with regards to the general form of built development in the surrounding 
area, particularly in relation to the height and scale of the adjoining property to the 
south (Silchester Court). The C-form of the building is also supported in 
design/townscape terms, with the lower massing to the south and step-back in massing 
to Grove Road minimising impacts to adjacent residential development. The overall 
form and fenestration articulation of the building is straightforward with generous 
window apertures. The scheme relies on its material palette in order to generate 
interest and townscape character. 

8.29 During determination, the applicant submitted some amendments covering the 
proposed external materials of the building. These amendments included revisions to 
the colours of the coloured resin composite cladding, the brick cladding changing from 
light buff to rustic red and the two tone resin composite cladding changing to medium 
grey. The Council’s Place Making team considered the revised external materials to 
be acceptable, subject to full details being secured by condition. 

8.30 The rustic red brick plinth offers material continuity between the proposed and the 
surrounding buildings, whilst the grey cladding provides a neutral backdrop to the 
coloured accent cladding that adds interest to the elevation. The cladding is vertically 
expressed, and therefore contributes towards a more slender appearance to the 
overall building.  Further, the timber fins that clad part of the façade again add interest 
and break up the elevation into a more human scale. The quality and detail of elements 
such as the timber fins will be conditioned to ensure high quality delivery. 



8.31 Further work is required regarding the landscaping of the scheme in order to capture 
good design interface between the school grounds and the public realm which will also 
be conditioned. An outline strategy of the hard landscaping has been submitted and is 
generally supported. The applicant will be encouraged to focus on firstly choosing a 
good quality paving material to surround the school and secondly on developing the 
secure reception play area.  

Trees and ecology 

8.32 The site has a designated TPO attached to it. The order is referenced as TPO no.9, 
2002 and protects three specimens, 2x Oak trees and 1x Lime (these are respectively 
referenced as T25, G22 and T24 in the application). These trees are situated in the 
north-westerly corner at the rear of the site, adjacent to Grove Rd. One of the three 
trees (G22) has however recently (naturally) failed. 

8.33 A total of 23 trees and four groups of trees are proposed to be felled to accommodate 
the development. Three trees would be retained (the oak [T6] in the south-east part of 
the site and the two remaining preserved lime and oak trees [T24 and T25] on the site’s 
western boundary). 

8.34 Given their quality, there is no arboriculture objection to the proposed loss of trees on 
site (including in relation to the recently failed preserved tree, G22). However, new soft 
landscaping (to offset the loss and ensure a suitably landscaped development) will be 
required and should be secured by condition. Tree protection measures for the three 
retained trees will also be necessary and the measures detailed in the applicant’s tree 
survey should be secured by condition.  

8.35 A Phase I habitat survey report was submitted with the application. The survey found 
no designated or non-designated conservation sites within sufficient proximity of the 
site to be harmed by the proposed development. No protected species were identified 
or found during the survey. The survey did however identify the potential for the variety 
of common and widespread on-site habitats to support bats, common nesting birds 
and reptiles. The report therefore recommends various mitigation measures, including 
the completed bat survey (see below), pre-commencement surveys for nesting birds if 
vegetation clearance work is planned during the nesting period (March to August 
inclusive) and a watching brief for (and if necessary relocation of any) reptiles by a 
suitably experienced ecologist. The report’s findings and recommendations are 
considered acceptable and its recommendations can be secured by condition.  

8.36 A nocturnal and tree climbing bat survey (ref 8775/SD) was carried out. The survey 
identified the site as having negligible-low bat roost potential and found no evidence of 
roosting bats on the site. No further survey work is proposed, although precautionary 
mitigation measures for construction are recommended. These findings are considered 
acceptable and the recommendations in the bat survey can be secured by condition. 

Flooding and SUDS 

8.37 Within Flood Zone 1, the Flood Risk Assessment (FRA) identifies the site as: having a 
very low chance of fluvial and surface water flooding (less than 1 in 1000); being safely 
accessible during a flood event; having no record of sewer or ground water flooding; 
and being at no risk of reservoir flooding. The FRA sets out that the development would 
increase the amount of impermeable area compared to the existing situation. The 
development therefore has the potential to increase off-site flood risk without 



mitigation. However, it is considered that a suitable SUDS scheme would ensure the 
development would avoid increasing off-site flood-risk. 

8.38 The LLFA reviewed the proposed SUDS scheme. The initial details were found to be 
inadequate and deficient in a significant number of areas. The applicant therefore 
submitted an updated SUDS scheme to overcome the LLFA’s objection. Following 
reviewing the updated details, the LLFA removed its objection and confirmed that the 
proposed SUDS scheme is sufficient to support the planning application. For 
permission to be granted, a condition is however required to secure full details prior to 
commencement on site.  

Contaminated land 

8.39 A desk top study and site investigation reports covering land contamination and 
unexploded ordnance were submitted to support the application. These found that the 
site and immediate surroundings have not been subject to any significant previous 
industrial uses. The site investigation however found elevated concentrations of some 
PAHs and recommended remediation be undertaken in areas of proposed soft 
landscaping on the site. The remediation recommended is to comprise of the removal 
of existing top soil and made ground to a depth of 600mm and replacement with clean 
imported topsoil. Although ground gas monitoring was undertaken, only one round was 
completed. The report indicates that further rounds are due to be undertaken. 

8.40 Environmental Health reviewed the submitted details. The details are considered 
acceptable to support the planning application. However, the site investigation reports 
have found evidence of land contamination and identified that remediation works and 
further gas monitoring are required. This further work will therefore have to be secured 
by a pre-commencement planning condition. 

Archaeology 

8.41 Historic England (The Greater London Archaeological Advisory Service, GLAAS) were 
consulted on the application given the site is within an archaeological priority zone. 
Historic England reviewed the archaeological desk-based assessment (DBA) 
submitted as part of the planning application. They however are not in agreement with 
the DBA’s conclusions regarding archaeological potential and past post-depositional 
impacts, as follows:  

 Archaeological potential: a figure showing all Greater London Historic 
Environment Record (GLHER) entries within a specified search radius of the 
site has not been provided in the DBA. In the absence of such a figure it is not 
immediately apparent that the projected course of the London to Brighton 
Roman road is located adjacent to, perhaps within, the western boundary of 
the planning application. Given the proximity of the projected line of the Roman 
road it is possible that archaeological activity associated with the road and 
adjacent activity may exist.  

 Previous land use: the historic map regression provided within the DBA shows 
the site to be undeveloped from the late 18th century until the latter half of the 
19th century. By 1898 the eastern part of the planning application had been 
developed, however the central and western areas remained largely 
undeveloped. This pattern of development remained in place throughout the 
20th century, with the planning application now occupied by open ground. As 
such, the historic map regression does not support a premise that past post- 



depositional impacts have been ‘moderate to severe’ across the entirety of the 
planning application.  

 Appraisal of this application using the Greater London Historic Environment 
Record and information submitted with the application does indicate the need 
for field evaluation to determine appropriate mitigation. However, although the 
NPPF envisages evaluation being undertaken prior to determination, in this 
case consideration of the nature of the development, the archaeological 
interest and/or practical constraints are such that I consider a condition could 
provide an acceptable safeguard.  

 
8.42 Historic England have therefore not objected on the basis that a condition requiring a 

two-stage process of archaeological investigation is attached to any grant of 
permission. The condition would comprise: evaluation to clarify the nature and extent 
of surviving remains, followed if necessary by a full investigation. It is therefore 
considered necessary that a condition be used to secure conservation of the site’s 
potential archaeological interest. 

Sustainability 

8.43 The development would achieve a CO2 reduction of 24.69% beyond Part L of the 
Building Regulations 2013. The Energy Statement sets out the applicant’s approach 
to reducing carbon emissions, following the ‘Be Lean Be Clean Be Green’ energy 
hierarchy. Given the site’s constraints, the report identifies that it is not possible to for 
example install sufficient solar PV to meet the 35% target. Achieving a CO2 reduction 
of 24.69% represents a 10.31% shortfall against the London Plan standard of 35%. 
The applicant therefore proposes a financial contribution to cover this shortfall.  

8.44 Given the site’s constraints and lack of space for e.g. additional on-site renewables on 
the building’s roof, the shortfall is considered to be sufficiently justified. Where the 
London Plan CO2 reduction target cannot be feasibly or viably met on-site, section 14 
of the ‘Greater London Authority guidance on preparing energy assessments (March 
2016)’ details that a commitment to ensure the shortfall is met off-site using the 
provision established by the local authority must be provided. The applicant’s proposed 
financial contribution to the local authority’s off-site provision fund is therefore 
considered acceptable in this instance and can be secured by a s106 agreement if the 
committee resolve to grant permission. A condition will secure compliance with 
achieving the CO2 reduction target of 24.69% beyond Building Regulations (condition 
to require submission prior to occupation of post-construction report confirming this 
level or greater has been achieved). 

8.45 The proposed building would achieve a BREEAM score of 69.6%, equating to a ‘Very 
Good’ rating. This is below the required ‘Excellent’ rating, as per CLP1 Policy 6.3. The 
applicant’s Sustainability Statement states that the BREEAM pre-assessment 
“confirms that the design is being developed in line with requirements of a strong 
BREEAM ‘Very Good’ rating”. The BREEAM pre-assessment report states that the 
“pre-assessment results indicate that a BREEAM score of 69.6% could be achieved 
for the building” and that a “significant capital cost increase of the project may be 
required in order to reach the excellent threshold”.  

8.46 There is clear policy requirement to achieve a BREEAM ‘Excellent’ rating for 
developments of this nature. This target stems from government policy, and the NPPF 
sees sustainability as a “golden thread running through both plan-making and decision-
taking”. Although a buffer is recommended for scoring, this 69.6% target score is only 



0.4% off achieving an ‘Excellent’ rating. This is clearly only a small shortfall; and with 
good project management during construction, a larger buffer should not be necessity. 
It is therefore considered that it would not take significant extra endeavour (or cost) to 
at least aim for the ‘Excellent’ threshold.  

8.47 Whilst the applicant’s financial constraints are recognised, policy is clear; schemes 
such as this should achieve BREEAM Excellent. The Council made this very clear 
during pre-application discussions and takes this approach on all relevant schemes. 
Applicants – especially public agencies – are therefore expected to (at least endeavour 
to) comply with policy and aim for an ‘Excellent’ rating, rather than only aim for ‘Very 
Good’. At application stage, the Council cannot support relevant schemes dropping 
from ‘Excellent’ and only aiming for ‘Very Good’. It is therefore considered necessary 
and relevant to include a condition requiring the building to achieve BREEAM 
Excellent. This condition will ensure that the applicant aims for a policy complaint 
scheme.  

Other Planning Issues 

8.48 The applicant intends for the school to also be available for community use outside of 
school hours. The Planning Statement sets out that: such use would be until 10pm 
weekdays, 6pm Saturdays and 5pm Sundays/bank holidays; and “vehicular and 
pedestrian activity associated with such use is likely to be spread over time and is not 
likely to coincide to any great extent with the school opening and closing times”. Whilst 
the principle of after-school community uses is not unacceptable, the potential 
transport/highways implications were not sufficiently considered as part of the original 
application. Additional details were therefore submitted by the applicant which clarify 
the associated potential transport/highways issues arising from the proposed after 
school use (as covered above). The proposed after school use is therefore considered 
acceptable in principle. However, prior to use of the building for after-school community 
uses, further details (covering proposed hours of use, what facilities would be used 
etc) will be necessary and should be secured by condition. 

8.49 The proposal includes the provision of sufficient refuse/recycling storage at the rear of 
the site, accessible off Grove Road. The Council’s Waste team have confirmed they 
are content with the details. The provision of sufficient temporary storage for 
refuse/recycling generated by the school will avoid rubbish building up on the street.  

Conclusions 

8.50 The proposal would provide much needed school places for the Borough and provide 
a purpose-built high-quality permanent building for the school’s existing and future 
pupils. It would also provide wider social/economic benefits in the form employment 
opportunities and additional community facilities. These benefits weigh strongly in 
favour of the application. 

8.51 However, the site’s constraints and proposal’s potential harm, particularly in relation to 
transport/highway considerations and the impact on adjoining occupiers, have required 
a thorough and detailed assessment. Mitigation measures such as the controlled 
pedestrian crossing on London Road and the provision of additional off-site staff 
parking are considered critical to ensuring the proposal avoids significant and 
unacceptable harm.  



8.52 Unfortunately, the applicant’s initial submission included insufficient information to 
ascertain that the proposal would be acceptable, particularly with regards to 
transport/highways (but also covering sustainable drainage, design/townscape and 
daylight/sunlight impacts). However, at the Council’s request, the applicant submitted 
additional and amended details in an attempt to resolve the application’s deficiencies.  

8.53 Following the Council and relevant consultees reviewing the new and amended details, 
and subject to conditions securing provision of the necessary final details and 
mitigation works (such as in particular the provision of the proposed signalised crossing 
on London Road and additional off-site staff parking), the amended scheme is on 
balance considered acceptable and not representing over-development of the site. 
However, due to the significant number of issues and the proposal’s potential harm, 
numerous conditions are required. This includes several pre-commencement 
conditions because of their central importance to ensuring the scheme is acceptable 
and the need to ensure the details/proposed works are agreed and provided in a timely 
manner. 

8.54 The recommendation is to therefore grant planning permission subject to the 
conditions listed above and the successful completion of a s106 agreement. 

8.55 All other relevant policies and considerations, including equalities, have been taken 
into account. 
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