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  16/1523/FUL - Construction of a new secondary school incorporating construction of a two storey academic building; ancillary sports hall and facilities; playing fields and landscaping bund; together with new car parking areas; drop-off and related highway works including a new roundabout to facilitate access, at PROPOSED DEVELOPMENT SITE AT LONG LANE, MILL END, HERTFORDSHIRE, for The Reach Free School on behalf of the Education Funding Agency


 (
(DCES)

PRELIMINARY REPORT

	Parish:    Non-Parished  
	Ward:    Penn and Mill End  

	Expiry Statutory Period:    20 October 2016  
	Officer:    Claire Westwood  

	
	

	Recommendation: That the Committee notes the report, and is invited to make general comments with regard to the material planning issues raised by the application.  The application to then be returned to October Committee for decision.

	

	Reason for consideration by the Committee: Called in by 3 Members of the Planning Committee. ASK   \* MERGEFORMAT 


1.
Relevant Planning History
1.1
15/1864/PREAPP - Pre-Application: Construction of new secondary school building with associated, landscaping and vehicular access.  Closed.


Summary:   The proposals detail the construction of a 4fe secondary school with associated facilities on an allocated education site.  There is no objection in principle to the proposed design and layout although it is emphasised development must be contained within the Build Zone.  The access/parking and manoeuvring layout raises some concerns and a need for further information, not least concerns arising from potential conflict of the use of the shared car park area.  Further details on a number of aspects of the proposals such as sustainability, noise, refuse are required as detailed above.  Consideration should be also given to how the proposal would tie in with the development of the adjacent sites for educational use.
2.
Site Description

2.1
The site is located to the west of Rickmansworth on former agricultural land adjacent to the Uxbridge Road (A412) and the North Orbital Road (A405) which connects Uxbridge Road to the M25 at junction 17.  The site is situated approximately 2km to the west of Rickmansworth Town Centre.
2.2
The application site (red lined area) has an area of approximately 6.15 hectares and includes part of Uxbridge Road and Long Lane.  The wider site (including the part subject of this application) measures approximately 19.6 hectares and has been allocated for primary and secondary education provision in the Site Allocations LDD (adopted November 2014).  The allocation is for the site to accommodate the provision of the equivalent of an 8 form entry (8fe) secondary school and a 2 form entry (2fe) primary school within the 5 hectares in the eastern part of the site.  
2.3
The wider site levels fall 16m from north west to south east with the lower land level adjacent to Uxbridge Road to the south east.  Adjacent to the boundaries of the wider site is arable land to the north, a residential area to the east, Uxbridge Road (A412) to the south followed by parkland, and The North Orbital Road (A405), with Stockers Lake Nature reserve to the west with arable land to the west of it.

2.4
There is a sub-station at the site’s south eastern corner.  A commercial estate including Renault and Nissan offices is located to the south west with a notable series of lakes. 

2.5
The site boundaries along the North Orbital Road (A405) and Uxbridge Road (A412) are marked by timber fencing with grass verges, dense scrub of varying heights and scattered trees.
2.6
As noted above, the wider site has been allocated for education use.  As part of the site allocation process part of the wider site has been taken out of the Metropolitan Green Belt.  This area to the south and closest to the Uxbridge Road has been allocated as a Build Zone.  However, a strip of land aligning the western site boundary and northern part of the wider site remain in the Green Belt. 
2.7
There is a wildlife site aligning the southern boundary of the site.  There are no significant trees within the Build Zone; however, there are a number of trees to the site boundaries including some to Long Lane that are afforded protection by a Tree Preservation Order.     

3.
Description of Proposed Development
3.1
  Planning permission is sought for the construction of a new secondary school incorporating construction of a two storey academic building; ancillary sports hall and facilities; playing fields and landscaping bund; together with new car parking areas; drop-off and related highway works including a new roundabout to facilitate access.
3.2
The application is made by the Reach Free School on behalf of the Education Funding Agency (EFA).  The EFA is the Department for Education’s delivery agency for funding and compliance, to acquire premises for the successful applicants to the Free School Programme.  The Reach Free School was named as one of the successful free school bids.  Free Schools are all ability state funded schools set up in response to local and specialist demand in order to improve education for children in their community.  The Reach Free School is a non-selective community school that plays an active role in the community, working with local businesses and supporting local events (taken from Planning Statement).

3.3
The proposed new build secondary school for 11-19 year olds would replace the Reach School’s existing temporary premises at Wolsey Business Park.  The proposed 4fe secondary school, when fully occupied, would provide placements for 840 students and 80 Full Time Equivalent (FTE) staff of which 45 would be teaching staff.  It is proposed that there would be 655 students in the first year of operation (September 2018), increasing to capacity (840 students) by 2021.  
3.4
The school’s proposed hours of operation are 08.30 – 16.15 on weekdays with optional clubs/activities from 07.00 – 18.00.  Outside of these hours, until 22.00 on weekdays; between 07.00 – 18.00 on Saturdays and between 08.00 – 16.00 on Sundays and Bank Holidays it is intended that the sports facilities would be available for community use.
3.5
The school buildings and associated hard surfaced areas, parking and manoeuvring space is concentrated within the Build Zone to the south, with the northern part of the site accommodating the playing fields.  
3.6
To facilitate access to the school, highways improvements are proposed on Uxbridge Road.  These works principally comprise the creation of a new roundabout with associated realignment of the road and pedestrian footpaths on Uxbridge Road (A412) at its junction with Long Lane and associated uncontrolled crossing points.  Vehicle access to the site would be through a roundabout at Long Lane close to Uxbridge Road.  Further minor works (traffic calming measures, a crossing and the relocation of 2 bus stops) are also proposed on Uxbridge Road.
3.7
The new roundabout would provide access to a two-way access road within the site and running roughly parallel with the Uxbridge Road (A412).  32 drop-off car spaces are proposed adjacent to the access road.  A gravel pedestrian pathway is also proposed to provide a link to Uxbridge Road (A412) through the Wildlife Site and no build zone.  The car park would be located to the western end of the access road and would provide 133 car parking spaces (including 3 disabled spaces); 6 motorcycle spaces; 2 minibus spaces; and 4 coach drop-off spaces.  A bin store would also be located in this area.  It should be noted that the 32 drop-off car spaces are in addition to the 133 car parking spaces proposed.  84 covered cycle stands to accommodate 168 student bicycles and 5 covered cycle stands to accommodate 10 staff bicycles are also proposed and would be located to the eastern site boundary.
3.8
The proposed building would have an irregular ‘L’ shaped footprint, with its form made up of a series of connecting two-storey flat elements.  It would have a gross internal area of 6,527 square metres.  The building would be set back from the boundary with Uxbridge Road (A412) by between 51 – 72 metres and set in from the western boundary with the North Orbital Road (A405) by between 47 – 62 metres.  The front section (facing Uxbridge Road) would have a width of approximately 53.2 metres and depth of approximately 18 metres; the central element including the main entrance to the front would have a width of approximately 32.6 metres and depth of approximately 84.5 metres; the school hall, set forward and to the west of the main entrance, would have a width of approximately 12.6 metres and depth of approximately 17.6 metres; and the sports hall, set back and projecting to the west of the central element, would have a width of 33.6 metres and depth of 19 metres.  
3.9
The building would appear flat roofed due to a parapet surround which would screen rooflights, plant equipment and photovoltaics, however, the submitted sections demonstrate that each element of the roof would have slight fall to aid run-off.  The building would have a maximum height of approximately 12 metres.  The front section would have a height of 8.7 metres; the central section would have a height of 8.7 metres for the most part, with a roof level plant room increasing the height of part to 12 metres; the school hall would have a height of 9.8 metres; and the sports hall a height of 12 metres.
3.10
The front and central elements would be white rendered with a teal accent colour to the front entrance to reflect the school colour.  Dark grey metal cladding is proposed to the school hall, sports hall and plant room.  Windows would be grey coloured frames.
3.11
To the north of the sports hall, 4 multi-use games courts are proposed within the Build Zone, these would be bound by 3 metre high ball stop mesh fencing.  To the east of the school buildings an external school playground would be provided, also within the Build Zone.  To the north of the Build Zone an area for soft outdoor Physical Education (PE) would be provided.  A 2 metre high weld mesh fence is proposed to the perimeter of the school grounds.  A number of trees to the boundaries would be retained and would be supplemented by proposed new planting to the south (Uxbridge Road) and east (Long Lane).
3.12
Due to the fall in levels across the site (approximately 3 metres north to south on the site of the building and hard surfaced play areas) soil will be excavated to provide a level area.  To minimise vehicle movements, it is proposed that this soil be used to create a landscaped bund to the west of the school building on the area of the site outside of the Build Zone and extending to the boundary with Uxbridge Road (A412).  The bund would be finished with top soil and wild grass seed planting mix and would have a maximum height of approximately 6 metres.  The area between the school building and landscaped bund would be left fallow to self-seed.  
3.13
The existing substation to Uxbridge Road (A412) would be retained with a new substation to be sited to the east of the proposed car park.

3.14
As previously noted, the wider site is allocated to accommodate a 8fe secondary school and 2fe primary school.  The proposed 4fe secondary school (Reach School) is sited to the western part of the Build Zone with the eastern element to remain undeveloped at this time but with capacity to accommodate a further 4fe secondary school and 2fe primary school in the future.

3.15
The application is accompanied by:


Plans:

· ADP-00-XX-DR A-0899 D
· ADP-00-XX-DR A-0900 H

· ADP-00-XX-DR A-0901 G

· ADP-00-00-DR A-1010 N

· ADP-00-00-DR A-1011 N

· ADP-00-02-DR A-1012 K

· ADP-00-ZZ-DR A-1200 H

· ADP-00-ZZ-DR A-1201 C

· ADP-00-XX-DR A-0400 E

· ADP-00-XX-DR A-0401 E

· ADP-00-ZZ-DR A-1202 C

· ADP-00-ZZ-DR A-1203 C

· ADP-00-ZZ-DR A-1300 E

· ADP-00-ZZ-DR A-1301 H

· ADP-00-ZZ-DR A-1305 C

· ADP-00-ZZ-M3 A-1663 C

· ADP-00-ZZ-M3 A-1664 C

· ADP-00-ZZ-M3 A-1666 B
· 004 P3 (Lighting Plan)

Reports:
· Local Biodiversity Checklist.

· Design & Access Statement.

· Air Quality Impact Assessment.

· Planning Statement.

· Ecological Impact Assessment.

· Energy Strategy & Sustainability Statement.

· Supplementary Geo-Environmental Investigation.

· Noise Impact Assessment.
· External Lighting Planning Statement and Lighting Plan.

· Archaeological Evaluation.

· Archaeological Evaluation Summary.

· Statement of Community Involvement & Appendices.
· Tree Survey.

· Flood Risk Assessment.

· Outline School Travel Plan.

· Delivery & Servicing Plan.

· Transport Assessment.

· Landscape & Visual Assessment.
4.
Consultation
4.1.
Statutory   Consultation
4.2
 ASK   \* MERGEFORMAT Hertfordshire Highways – [No objection, conditions requested]
4.2.1
Notice is given under article 18 of the Town and Country Planning (Development Management Procedure) (England) Order 2015 that the Hertfordshire County Council as Highway Authority does not wish to restrict the grant of permission subject to the following conditions: 


Condition 1 (Transport Assessment): The development shall not commence until a revised version of the Transport Assessment document (updating the car parking capacity analysis) is submitted to and approved in writing by the Local Planning Authority. 


Reason: In order to deliver an acceptable development and to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013). 


Condition 2 (Access): The development shall not begin until details of the proposed access arrangements (including the identification of a proposed Toucan crossing on Uxbridge Road and improvements to the pedestrian / cycle link to the south-west of the crossing) are submitted to and approved in writing by the Local Planning Authority. The approved details shall be constructed prior to the development being brought into use and permanently maintained thereafter. 


Reason: To minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013). 


Condition 3 (Full Travel Plan): No part of the development hereby permitted shall be occupied prior to implementation of the Outline School Travel Plan. During the first year of occupation an approved Full Travel Plan based on the Outline School Travel Plan shall be submitted to and approved in writing by the Local Planning Authority in consultation with the Highway Authority. The approved Full Travel Plan shall be implemented in accordance with the timetable and targets contained therein and shall continue to be implemented as long as any part of the development is occupied subject to approved modifications agreed by the Local Planning Authority in consultation with the Highway Authority as part of the annual review. 


Reason: To ensure that the development offers a wide range of travel choices to reduce the impact of travel and transport on the environment. 


Condition 4 (Construction Management): The development shall not begin until full details of all proposed vehicle access, movements, parking arrangements and facilities for controlling dust and mud during the construction period have been submitted to and approved in writing by the Local Planning Authority. Details should be submitted in the form of a Construction Management Plan and the approved details should be implemented throughout the construction period. 

Reason: In order to minimise danger, obstruction and inconvenience to users of the highway in accordance with Policies CP1 and CP10 of the Core Strategy (adopted October 2011) and Policy DM13 and Appendix 5 of the Development Management Policies LDD (adopted July 2013). 

I recommend inclusion of the following Advisory Note (AN) to ensure that any works within the highway are carried out in accordance with the provisions of the Highway Act 1980. 

AN1) Construction standards for works within the highway: The applicant is advised that in order to comply with this permission it will be necessary for the developer of the site to enter into an agreement with Hertfordshire County Council as Highway Authority under Section 278 of the Highways Act 1980 to ensure the satisfactory completion of the access and associated road improvements. The construction of such works must be undertaken to the satisfaction and specification of the Highway Authority, and by a contractor who is authorised to work in the public highway. Before works commence the applicant will need to apply to the Highway Authority to obtain their permission and requirements. Further information is available via the website http://www.hertfordshire.gov.uk/services/transtreets/highways/ or by telephoning 0300 1234047. 

Highway comments

This application requests permission for the proposed construction of a new secondary school and associated parking accessed from A412 Uxbridge Road. This road is a Principal Road and is classified as a Main Distributor Road within Hertfordshire’s road hierarchy and consequently carries significant traffic volumes. The development is promoted to accommodate the relocation of the existing school from a site on Tolpits Lane, Watford which currently operates a Travel Plan involving the collection of travel patterns to and from the school. The details submitted with this application include a comprehensive Transport Assessment document providing information on the following transport issues:- 

Site Access / Parking

The proposed access details are presented on Drawing No. 2915/043/C/004 Rev P3 and identify access into the site from a new roundabout junction of Long Lane and Uxbridge Road. A 30mph speed restriction is in place on Uxbridge Road at the location of the proposed junction. The introduction of the roundabout will reduce the speeds of through traffic in the location to the benefit of road safety. A total on-site car parking provision of 165 spaces is proposed together with cycle stands to accommodate 178 cycles. The parking facilities have been designed to accommodate suitable and safe drop-off facilities for car and coach passengers away from the highway. The highway improvement works have been reviewed through a Stage 1 Road Safety Audit and the Transport Assessment confirms that any problems identified will be resolved as part of the detailed design. The Highway Authority will require that all highway improvement works are undertaken through a Section 278 agreement (and the approvals associated with it). 

Trip Generation and Distribution


The Transport Assessment presents trip generation information calculated using pupil and staff numbers identified for the proposed school. Travel mode share and traffic distribution predictions associated with the development have been based on survey information from the existing school and other local school sites. The vehicular trips predicted are considered appropriate and the conclusions reported are not disputed by the Highway Authority. The Transport Assessment submitted assumes travel mode share information from existing school sites in the area and predicts that up to 45% of the secondary school students could travel to and from the site on foot or cycle. The Highway Authority will require that off-site highway improvement measures are identified to promote cycle travel to and from the site (particularly to the west of the site). The calculated traffic flows have not included any assumptions with respect to diverting or linked trips and in this respect the traffic generation flows can be considered to be robust. The Transport Assessment has given consideration to existing traffic data in terms of speed, volume and flow patterns. 

Junction Capacity Analysis


The proposed access arrangements are designed to accommodate the traffic generated by the proposed school. Junction capacity analysis has been undertaken assuming the predicted traffic flows to and from the development site together with the existing flows on the highway network. Assumptions with respect to the future growth in the existing traffic flows have also been included in the analysis. 

The nature of the roundabout junction will result in the formation of some traffic queues on Uxbridge Road and these have been analysed for the periods of peak traffic generation for the school (08:00-09:00 and 15:45-16:45). The traffic queues predicted with the development in operation do not exceed 10 vehicles during normal traffic conditions. The resulting delays to traffic on the highway network will not be significant and the junction arrangement can accommodate all traffic movements associated with the proposed development. 

Further consideration has been given to the traffic generated by the possible introduction of an additional secondary school and a primary school on the adjacent areas of the site at a future date. This capacity analysis has identified the potential for a significant queue to form on the westbound Uxbridge Road approach. Mitigation measures have been identified to reduce this queue to a manageable level and the resulting delays on the highway network are not considered to be significant. The mitigation measures identified would increase the speed of traffic on the westbound junction approach during off-peak periods. The Highway Authority considers that the need for these mitigation measures should be assessed as part of any future application for further development of the site. This will facilitate a period of monitoring of the junction operation and further assessment of the need for these works. The highway Authority has therefore requested that the proposed layout (Option C) is promoted without the additional mitigation measures. 

Sustainable Travel Modes


The site is identified to be within an acceptable walking distance of a large number of residential properties in Maple Cross (to the south-west) and Rickmansworth (to the north-east). 

The proposed highway improvements include ‘off-site’ works to deliver a signal controlled crossing on Uxbridge Road for pedestrians and cyclists and an associated link through the ‘no build zone’ along the southern boundary of the site. These measures will deliver a continuous link for pedestrians and cyclists between the school and the residential areas of Maple Cross. Consideration of potential improvements and enhancements to the segregated footway / cycleway link to the west of the site is requested by the Highway Authority.

Uxbridge Road is served by a number of existing bus services. Certain of these do not extend as far as the development site but it is suggested that this could be achieved if the additional passenger demand was evident. The existing bus stops on Uxbridge Road are shown to be replaced and relocated close to the school access. The current eastbound bus stop arrangement is known to result in traffic conflicts and whilst the position proposed for the relocation of this stop is not ideal, it is considered to represent an improvement compared to the existing arrangement. 

The site can therefore be considered to be well located in terms of sustainable travel options. It therefore accords with the requirements of the National Planning Policy Framework in relation to promoting sustainable transport. 

It is proposed to retain the operation of two school buses (currently operated for the Tolpits Lane site) during the first year of operation at the proposed site. This will be reviewed depending on the demand associated with future year intake. This is considered to be an important travel facility for the school and the predicted demand should be closely monitored through the Travel Plan process. 

Highway Safety


The Transport Assessment includes details of personal injury collisions recorded on the highway network in the vicinity of the site for a five year period ending 30/09/15. There are no significant clusters or patterns to the collisions and the proposed development is not expected to have a detrimental impact on the safety of users of the adjacent highway network. 

Highway Consultation Summary


The school currently operates a Travel Plan and has committed to its continued delivery at the proposed site. The details submitted promote proposed alterations to the existing highway access arrangements and improvements to pedestrian and bus access facilities. The on-site parking facilities have been designed to accommodate drop-off facilities for car and coach passengers. The proposed development will generate a significant number of person trips. Many of these trips can be accommodated by using sustainable travel modes. 

The proposed improvement of the Uxbridge Road / Long Lane junction will mitigate for the additional vehicular trips. The development is therefore not expected to result in a significant impact on the safety and operation of the adjacent highway network. The development promotes a number of improvements to sustainable travel facilities close to the site and the Highway Authority therefore does not seek funding contributions towards sustainable travel infrastructure. 

The Highway Authority requests that any granting of permission is subject to a condition to facilitate further clarification on the car parking capacity analysis within the Transport Assessment (although this may be resolved in advance of the LPA’s decision on the application). Further information on the school Travel Plan, the off-site highway improvements and all construction vehicle movements and parking arrangements is also requested to ensure that any inconvenience to users of the adjacent highway is kept to a minimum. The Highway Authority therefore does not raise any objection to the application subject to confirmation of the suggested planning conditions and advisory note identified above.
4.2.2
The applicants’ Transport Consultant Robert West has responded in relation to the conditions requested by HCC Highways as follows:

Condition 1 (Transport Assessment): 

Car parking capacity tables have been updated and submitted by way of an updated Transport Assessment (dated September 2016 Rev A). The previous tables contained a percentage accumulated demand profile but this has now been revised to present the percentage demand for each 15-minute period individually. The accumulated demand for parking is unchanged as the change is for presentation purposes only and does not affect the analysis. This has been discussed and followed up with Hertfordshire County Council. 
Condition 2 (Access): 

A pelican crossing has been designed in consultation with Hertfordshire County Council, as identified in the off-site highway mitigation plan (drawing 2915-043-C-004-P3 Option C) and is proposed to be implemented prior to development being brought into use. It is considered as an acceptable design for the area as peaks in pedestrian demand will occur only twice per day, at the start and end of the school day, and there is minimal background footfall outside of these peak periods. 

The request for improvements to the pedestrian / cycle link south-west of the proposed crossing has not previously been requested by Hertfordshire County Council or Three Rivers District Council, which is an existing shared used pedestrian/cycle facility as set out in the Transport Assessment and shown in Figure 3.2 of that document. As set out in the Hertfordshire County Council response to the application, the site can be considered to be well located in terms of sustainable travel options and accords with the requirements of the National Planning Policy Framework in relation to promoting sustainable transport. The Hertfordshire County Council response also goes on to state that the development promotes a number of improvements to sustainable travel facilities close to the site and the Highway Authority therefore does not seek funding contributions towards sustainable travel infrastructure. 

It is not considered reasonable to require further alterations to this link, however, it is noted that the maximum potential of the link in terms of facilitating shared use is constrained due to overgrown vegetation encroaching on the footway in places. 

This appears to be an issue of on-going highway maintenance although can be mitigated through ‘siding out’ of the footway, hedgerow and verge in order to remove any overgrown foliage that currently encroaches on the footway. This would serve to increase the effective width of the link in question. It is understood that this link is maintained by Hertfordshire County Council. 

As part of the sustainable transport proposals for The Reach Free School, the general accessibility for pedestrians and cyclists will be improved, with a new signalised crossing along Uxbridge Road, provision of a shared footway/cycleway north-east of the crossing, uncontrolled crossings points at the junction with Long Lane, and provision for 168 covered and secure cycle spaces. 

While the provision of a Toucan crossing is considered as an overdesign for the location in question, we would be happy to upgrade the proposed Pelican crossing to a Toucan crossing to accommodate provision of both cyclists and pedestrians, connecting the existing shared use facility on the south side of Uxbridge Road, and the proposed shared use facility on the north side of Uxbridge Road.
Condition 3 (Full Travel Plan):

This is acknowledged and the Full School Travel Plan will be prepared and submitted during the first year of occupation at the school.

Condition 4 (Construction Management):

This is acknowledged and all information regarding the construction vehicle access, movements and parking in addition to information on how dust and mud will be controlled will be provided by way of a Construction Management Plan. 

4.2.3
Further comments from HCC Highways in response to the above are awaited.
4.3
Landscape Officer – [Additional information requested]
4.3.1
Ecological Impact Assessment: appears to take into account the Wildlife Site, but I would assume that Development Management will consult with Herts Ecology in any event. I have concerns that a gravel path may not only impact on the wildlife site, but is not likely to give adequate provision for all users (particularly those with mobility problems). I would have thought that access to a school would need to be properly surfaced to accommodate not only cycles but wheel chairs too.


Landscape and Visual Assessment - The key impacts are:

1. 8-11m high school buildings which would be visible from surrounding houses;

2. External column mounted lighting, which has the potential to generate light pollution;

3. The proposed highway improvements to the Uxbridge Road/Long Lane Junction and the site entrance resulting in the loss of mature trees;
4. The proposed 4-6m high acoustic bund along the western edge of the site; and 
5. The car parking along the southern edge of the site, which may be visible from Uxbridge Road and the Maple Cross Roundabout.

The landscape scheme needs to include planting to the bunding to the west and south west side of the site. There does not appear to be any detailed planting or landscape scheme submitted and I think such details would be much better dealt with in full now, rather than conditioned.

The proposals would affect the openness and the semi-rural character of the large field west of Long Lane, which is situated within the Metropolitan Green Belt. The proposed Long Lane/Uxbridge Road Junction will be much larger and more urban in appearance. The associated loss of trees would increase the apparent scale and prominence of the junction and would have an adverse effect on the setting and will mean that a significant number of houses overlook it (276-312 Uxbridge Road).

When travelling along the A412 towards Maple Cross, views to the right on the approach to the school site would be significantly different and much more urban in character. The site would become much more open as a result and this would impact detrimentally on the visual amenity and character of the area and the level of additional noise experienced by residents of adjacent houses on the service road to the rear (276-312 Uxbridge Road).

The school buildings themselves would be visible from a number of views: from behind vegetation to the north of A412, together with the car park area. The school would be visible to users of Uxbridge Road and from the Maple Cross Roundabout. The school would also be visible from properties 24 to 98 Long Lane, Woodoaks Farm and from the bridleway to the west of Woodoaks Farm, the bridleway to the northwest of the site and that between Long Lane and the M25.

The school would be prominently visible from houses on Long Lane overlooking the site (numbers 2- 22), and houses to the east of the site entrance (276-312 Uxbridge Road) would be significantly affected by the proposed roundabout entrance to the new school.

The mitigation as identified in chapter 6 of the Landscape and Visual Assessment refers to supplementary tree and hedge planting in drawings 003 and 003a, however it does not show the detail of the planting up of the bunding to the west and south west of the proposed school buildings. Other planting within and around the new roundabout is also mentioned, but not detailed in the plans. This would certainly need to be dealt with by condition, as I do not believe any landscape/planting details have been submitted as part of the application. Ideally landscape details would be provided at this stage as the extent and nature of the planting, particularly of the bund may have an impact on how effective the bund is in blocking out noise and views.

The roundabout works are likely to result in a significant loss of trees comprising approximately five category B individual trees and one category C tree, together with two groups of trees: the southern end of G3 and the western end of G6. However when you look closely you will see that G5 too will be lost in its entirety.

It is clear to me that T21, T23, T24, and T25 need to be removed to accommodate the current plans, however it is not clear to me why T22 and T26 need to be removed and although small, I would like to see any trees retained if at all possible.

It is also not clear why some groups of trees are shown as groups, without identifying the numbers of trees which will need to be removed. I appreciate that some trees are important for their group value, however it would make sense for the location of each trunk within the group to be identified in order that precise numbers of trees lost can be identified.    

It would be helpful if a plan could be submitted which showed exactly and clearly which trees will need to be removed to accommodate the entrance and roundabout junction to the school. The existing plans are not of an appropriate scale to show clearly all trees to be lost and as a result it is a bit confusing. It would be very helpful if a further Arbtech Consulting Plan Arbtech TCP 01 could be updated to clearly show trees which are proposed to be removed.                                                                                                                                                           

The trees in Group 5 and Group 6 are growing on what is probably historically an old boundary and as such there is a change of levels between the road and the service road to the rear. There would be a need to undertake some significant engineering works to achieve the relevant visibility splays because of this, which would also impact further on the amenity of the local area.

There is reference to a mitigation scheme of landscaping and replanting of trees along Long Lane/Uxbridge Road junction with Extra Heavy Standard Trees, protection of retained trees and replanting of a native hedgerow, however there does not appear to be any landscape plans submitted with the detail of this. There is a significant earth mound to the west and southwest of the school and there is mention of planting up this mound with a native tree and shrub mix, however no detail of this is shown in submissions.

In order that the full impact of the development can be properly assessed alongside any mitigation measures it is really desirable to see the following at this stage:

1. A plan to show clearly all trees which it is proposed will be lost in order to accommodate both the school development and the associated access and roundabout junction.
2. Detailed landscaping and planting plans.
3. Plans showing tree protection measures.
4. Details of maintenance schedules etc…                              

Some of these matters are hugely important to the success of the whole scheme and therefore I am reluctant to resort to conditioning them.

4.4
Hertfordshire Ecology – [No objection, conditions requested] 
4.4.1
We do have records of lesser calamint, listed as vulnerable in the IUCN Redlist and thought to be nationally scarce in the UK adjacent to the application site. It has aided in the Uxbridge Road verge being designated as a Local Wildlife Site (LWS) which sits adjacent to the application areas southern boundary. Mitigation strategies for avoidance and enhancement of both this LWS and the nationally scarce species have been alluded to in the Ecology Implications Assessment, through the production of a Construction Environmental Management Plan. 

Other ecological constraints, such as the possibility of reptiles and mitigation of impacts to breeding birds have also been alluded to in this document. At this time this document has not been produced, or has at least not been uploaded to the Three Rivers Planning Portal. Therefore the production of this document should form part of the planning conditions for this application. Below is a suggested format for this condition: 

No development shall take place (including demolition, ground works, vegetation clearance) until a Construction Environmental Management Plan (CEMP: Biodiversity) has been submitted to and approved in writing by the local planning authority. The CEMP (Biodiversity) shall include the following. 
A) Risk assessment of potentially damaging construction activities. 
B) Identification of “biodiversity protection zones”. 
C) Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements). 
D) The location and timings of sensitive works to avoid harm to biodiversity features. 
E) The times during which construction when specialist ecologists need to be present on site to oversee works. 
F) Responsible persons and lines of communication. 
G) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person. 
H) Use of protective fences, exclusion barrios and warning signs. 
The approved CEMP shall be ahead to and implemented throughout the construction period strictly in accordance with the approved details, unless otherwise agreed in writing by the local planning authority. 
Further to this, the Ecological Implications Assessment also refers to a Habitat Management Plan (HMP) that is to be submitted to the Local Planning Authority, to set out how the habitats and open spaces are to be managed and enhance the biodiversity of the site. As with the CEMP no such document has been uploaded to the Planning Portal, and I would therefore advise that it is again conditioned with the planning decision using the flowing suggested wording: 

No development shall take place until a Habitat Management Plan (HMP) addressing the creation, management, and on-going management of habitats has been submitted and approved in writing by the local planning authority. 
The HMP shall include the following: 
a) Purpose and conservation objectives for the proposed works. 
b) Review of site potential and constraints. 
c) Detailed design(s) and/or working method(s) to achieve stated objectives. 
d) Extent and location/area of proposed works on appropriate scale maps and plans. 
e) Type and source of materials to be used where appropriate, e.g. native species of local provenance. 
f) Timetable for implementation demonstrating that works are aligned with the proposed phasing of development. 
g) Persons responsible for implementing the works. 
h) Details of initial aftercare and long term maintenance. 
i) Details of monitoring and remedial measures. 
j) Details for disposal of any wastes arising from the works. 
The HMP shall be implemented in accordance with the approved details and all features shall be retained in that manner thereafter. 
Currently the recommendations outlined in section 4, paragraph 3 of the Ecological Implications Assessment state that site lighting should be sympathetic to sensitive ecological receptors such as field marginal habitats. However the External Lighting Planning Statement (July 2016) has not taken this into account. I would therefore recommend conditioning the lighting scheme to reduce potential impacts on nocturnal foraging mammals and invertebrates. 

Prior to occupation a “lighting design strategy for biodiversity” for the proposed Reach School and associated landscaping, shall be submitted to and approved in writing by the local planning authority. The strategy shall: 
a) Identify those areas/features on site that are particularly sensitive for bats and that are likely to cause disturbance in or around their resting places or along important routes used to access key areas of their territory, for example, for foraging; and 
b) show how and where external lighting will be installed (through the provision of appropriate lighting contour plans and technical specification) so that it can be clearly demonstrated that areas to be lit will not disturb or prevent the above species using their territory or having access to their foraging sites and resting places. 
All external lighting shall be installed in accordance with the specifications and locations set out in the strategy, and these shall be maintained thereafter in accordance with the strategy. Under no circumstances should any other external lighting be installed without prior consent from the local planning authority. 
4.4.2
Following review of Ecological Impact Assessment submitted with application, Hertfordshire Ecology has advised;

“…it does not contain a CEMP or a Habitat Management Plan, it just talks about producing them; therefore I would still advise on conditioning the production of both within the planning decision”.

4.5
Herts. & Middlesex Wildlife Trust – No comments received.
4.6
Sport England East – 
[No objection, conditions requested]

4.6.1
Summary: The principle of the planning application is supported as a non-statutory consultee.  However, planning conditions are requested to be imposed on any planning permission relating to playing field construction, multi-use games area design specifications and a community use agreement as set out in this response.

Sport England – Non Statutory Role and Policy

The Government, within its Planning Practice Guidance (Open Space, Sports and Recreation Facilities Section) advises Local Planning Authorities to consult Sport England on a wide range of applications. http://planningguidance.planningportal.gov.uk/blog/guidance/open-space-sports-and-recreation-facilities-public-rights-of-way-and-local-green-space/open-space-sports-and-recreation-facilities/
.

This application falls within the scope of the above guidance as it relates to the creation of a site for one or more playing pitches as well as a new sports facility.

Sport England assesses this type of application in line with its planning objectives and with the National Planning Policy Framework (NPPF). Sport England’s planning objectives are to PROTECT existing facilities, ENHANCE the quality, accessibility and management of existing facilities, and to PROVIDE new facilities to meet demand. Further information on Sport England’s planning objectives can be found here: http://www.sportengland.org/facilities-planning/planning-for-sport/aims-and-objectives/
The Proposal and Assessment against Sport England’s Objectives and the NPPF   

Principle of the Development

The proposal is for a new secondary school on agricultural land to provide a permanent home for the Reach Free School which is currently based in temporary premises in Rickmansworth.  I would wish to make the comments on the proposed sports facilities provided as part of the new secondary school.  The new secondary school has been proposed to meet the additional demand for school places in the Rickmansworth area.  The justification for the new sports facilities provided on the school site is therefore to meet educational needs.  However, as set out in paragraphs 6.6 and 8.8 of the Planning Statement, it is proposed that the school’s sports facilities would be made available for community use outside of school hours and this is an important part of the justification for inappropriate development in the Green Belt in relation to the highways works as set out in paragraph 8.10 of the Planning Statement.  The following response is made in this context.
While the application is in outline, the proposals on the main school site would include a sports hall and a multi-use games area (MUGA) while the detached playing fields to the north of the A120 would include around 5.5 ha of land for natural turf playing pitch use.

Three Rivers District Council does not have an up-to-date evidence base for sport as its playing pitch assessment was published in 2010 and there is no indoor sports facility assessment.   However, the playing pitch assessment did identify a deficiency of junior football and rugby pitches in the district at the time and recommended working with schools to maximise community access in order to help address deficiencies.  The proposal to provide new playing pitches as part of the school that would be available to the community would therefore offer an opportunity to help address these needs and the applicant has indicated that local football and rugby clubs have expressed an interest in using the facilities which would suggest that the needs identified in the Council’s assessment still exist.  The provision of the sports hall and multi-use games area may also offer potential to meet local needs although it is unclear whether there are any unmet needs in this area due to an absence of a local evidence base.  Sport England therefore supports the principle of the new sports facilities proposed as part of the planning application because of the potential they may offer for meeting community sports facility needs.  The proposal would therefore be considered to meet objective 3 of our policy statement.  However, as set out below, a number of detailed matters need to be addressed through planning conditions to ensure that the proposed sports facilities are fit for purpose and suitable for addressing school and/or community needs in practice.

Playing Field Construction
As the school is being designed to accommodate the needs of 840 pupils and community use outside of school hours it is considered essential that the school’s playing field is constructed to allow intensive use, especially in view of the playing field being relatively limited in size for serving the needs of a secondary school.  Unless specialist consideration is given to the ground conditions and the proposals for the construction and maintenance of the new playing field, there are likely to be constraints on the ability of the playing field to meet the needs of the school and the community in terms of the carrying capacity of the playing fields and surface quality.  Sport England’s has had regular experience of playing fields on new school sites being unusable for the majority of the academic year due to inadequate consideration being given at the planning and design stages.  As retrospectively addressing such scenarios is usually very costly and disruptive to schools, it is considered essential that appropriate provision is made for addressing playing field construction issues through any planning permission.

Sport England would therefore expect a feasibility study to be prepared to assess the ground conditions (drainage, soils, topography etc.) and identify the constraints that may affect the ability to deliver good quality playing surfaces that would sustain the anticipated levels of use by both the school and the community.  This is pertinent on the application site given the gradient changes across the site are likely to necessitate regrading works.  A sports pitch specification would also need to be prepared (based on the feasibility study recommendations) to ensure that an appropriate quality playing field is provided in practice.  Sport England’s guidance note “Natural Turf for Sport” (2011) provides guidance on what should be included in a site assessment and how new playing pitch sites can be planned, designed, managed and maintained to maximise their quality.  This document and the other design guidance notes referred to in this response can be downloaded from our website at http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/natural-turf-for-sport/.  The feasibility study and sports pitch specification should be prepared by an agronomist/sports turf consultant.  Sport England can provide details of agronomists/sports turf consultants as well as example submissions upon request.

I would therefore request that a planning condition be imposed on any planning permission requiring the submission and approval of an assessment of the ground conditions of the area proposed for playing field use which would lead to a related detailed sports pitch specification being prepared for addressing ground condition constraints (such as gradients, drainage, surface quality and maintenance issues) that have been identified in the assessment which may restrict the playing capacity and performance quality of the playing field.  This should be approved before any works commence on the playing field element of the development.  Sport England has developed a schedule of model planning conditions for local authorities to use which are on our website at http://www.sportengland.org/facilities-planning/planning-for-sport/development-management/planning-applications/.  It is requested that model condition 10a be used as a basis for addressing this matter.  An informative should also be added to a decision notice requiring the playing fields to be designed in accordance with Sport England’s Natural Turf for Sport guidance http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/natural-turf-for-sport/.
Multi-Use Games Area (MUGA)

A MUGA made up of four games courts is proposed for meeting the school’s all weather outdoor sports needs.  This is welcomed in principle as this is required for meeting the school’s needs and offers potential for meeting community needs for sports such as tennis and netball.  However, the absence of sports lighting would restrict potential community use to weekends for the majority of the year and diminish potential community and extra-curricular benefits.

As the technical specifications for the MUGA are not available at this stage, details will need to be submitted prior to commencement of development of the facility.  The specification should include details of the surface, fencing and pitch/court markings of the MUGA.  This is justified to ensure that the facility is fit for purpose and meets the needs of the school and the community in practice.  It is therefore requested that model condition 9 (see link above) be used as a basis to address this matter.  An associated informative (as set out in the model condition) should refer to the facility complying with Sport England’s ‘Artificial Surfaces for Outdoor Sports’ guidance note (2013) www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/artificial-sports-surfaces/
Sports Hall and Indoor Facilities

Sport England was consulted by the applicant’s design team for pre-application advice on the design of the sports hall and other indoor facilities in 2015 and detailed advisory comments were offered to the applicant’s design team which would not appear to have been fully addressed in the submitted design and layout.  The applicant is therefore encouraged to review these comments before the internal design is finalised to ensure that it is fit for purpose and accords with Sport England’s design guidance as far as possible.  

Community Use
As set out above, community use of the school’s facilities is proposed and it is being put forward as a very special circumstance to justify inappropriate development in the Green Belt.  The applicant (as proposed in paragraph 8.8 of the Planning Statement) has offered to complete a community use agreement to secure community access in practice when the school is operational which is welcomed.  Sport England would expect to see this offer secured through a planning condition being imposed requiring the submission and approval of a Community Use Agreement prior to first occupation of the school.   An agreement would help ensure community access is secured over a long term period and help ensure safe and well managed community access to the facilities.  A community use agreement sets out a school’s policy and arrangements for community use of its sports facilities and covers matters such as hours of use, pricing policy, types of bookings accepted, restrictions on community use, facility management arrangements etc.  The agreement is usually between a school and the relevant local authority or leisure trust (e.g. Three Rivers District Council) but may involve additional bodies.  Sport England regularly secures the completion of such agreements through planning conditions on planning permissions for school developments.  It is therefore requested that condition 17 from our schedule of model conditions (see above link) is used as a basis for this condition.

Community use agreement templates, examples of completed agreements and further advice can be provided upon request.  For information, Sport England’s toolkit for schools on preparing for and delivering community use is available at http://www.sportengland.org/facilities-planning/use-our-school/
The absence of an objection to this application in the context of the Town and Country Planning Act, does not in any way commit Sport England or any National Governing Body of Sport to support for any related funding application.

If this application is to be presented to a Planning Committee, we would like to be notified in advance of the publication of any committee agendas, report(s) and committee date(s). We would be grateful if you would advise us of the outcome of the application by sending us a copy of the decision notice. 

4.6.2
The applicants’’ agent has responded to the comments from Sport England requesting conditions as follows:

The playing field to the north of the School is not being offered as a Sport England compliant sports pitch. It is to be de-stoned, re-laid to existing contours and seeded. We would request that model condition 10a is not applied as part of the planning conditions. 

The MUGA is not being offered with sports lighting, therefore is not offered to be Sport England compliant. The use of the MUGA by the community is a School management issue and will be addressed in a Community Use agreement. 

However, the marking out of 4 tennis courts and netball court is shown within our planning package, drawing 0901. We request that the model condition 9 is not applied as part of the planning conditions. 

Community access to the School has been discussed with the EFA and School. Access will be granted via the entrances on the western elevation of the building, not the main entrance.  This is in order that large and sensitive areas, such as the dining spaces and classrooms are not susceptible to unauthorised access. Instead, the spaces that are suitable for community access will be individually locked down, hence creating an independent secure line.  This has been agreed with the School. We request that the model condition 17 is not applied as part of the planning conditions.
4.6.3
Sport England have responded as follows:

I have considered the comments and would maintain our request for the three planning conditions to be imposed for the reasons set out in our original response.  We have found that where such conditions have not been imposed, playing fields and MUGAs have sometimes, when constructed, not been fit for purpose for the use that they were intended for including school only use.  Furthermore, community use of school facilities proposed in planning applications has not materialised sometimes after new schools have been built without a requirement to complete a community use agreement as part of a planning permission.  The advisory design comments that I made have been considered by the applicant and while limited changes have been made in response the comments were only advisory.
4.7
Highways Agency – No comments received.
4.8
London Borough of Hillingdon – No comments received.
4.9
National Grid – No comments received.
4.10
Natural England – No comments received.
4.11
Hertfordshire Property Services – [No objection, fire hydrants requested]
4.11.1
I refer to the above mentioned application and am writing in respect of planning obligations sought by the County Council towards fire hydrants to minimise the impact of development on Hertfordshire County Council Services for the local community.

 

Based on the information provided to date we would seek the provision of fire hydrant(s), as set out within HCC's Planning Obligations Toolkit. We reserve the right to seek Community Infrastructure Levy contributions towards the provision of infrastructure as outlined in your R123 List through the appropriate channels.

 

All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure fire fighting facilities are provided on new developments. HCC therefore seek the provision of hydrants required to serve the proposed buildings by the developer through standard clauses set out in a Section 106 legal agreement or unilateral undertaking. 

 

Buildings fitted with fire mains must have a suitable hydrant provided and sited within 18m of the hard-standing facility provided for the fire service pumping appliance. 

 

The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22). In practice, the number and location of hydrants is determined at the time the water services for the development are planned in detail and the layout of the development is known, which is usually after planning permission is granted. If, at the water scheme design stage, adequate hydrants are already available no extra hydrants will be needed. 

 

Section 106 planning obligation clauses can be provided on request.

 

Justification
 

Fire hydrant provision based on the approach set out within the Planning Obligations Guidance - Toolkit for Hertfordshire (Hertfordshire County Council's requirements) document, which was approved by Hertfordshire County Council's Cabinet Panel on 21 January 2008 and is available via the following link:  www.hertsdirect.org/planningobligationstoolkit 
 
The County Council seeks fire hydrant provisions for public adoptable fire hydrants and not private fire hydrants. Such hydrants are generally not within the building site and are not covered by Part B5 of the Building Regulations 2010 as supported by Secretary of State Guidance “Approved Document B”.
 
In respect of Regulation 122 of the CIL Regulations 2010 the planning obligations sought from this proposal are: 

 

(i) Necessary to make the development acceptable in planning terms.

 

Recognition that contributions should be made to mitigate the impact of development are set out in planning related policy documents. The NPPF states “Local planning authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations. Conditions cannot be used cover the payment of financial contributions to mitigate the impact of a development (Circular 11/95: Use of conditions in planning permission, paragraph 83).

 

All developments must be adequately served by fire hydrants in the event of fire. The County Council as the Statutory Fire Authority has a duty to ensure fire fighting facilities are provided on new developments. The requirements for fire hydrant provision are set out with the Toolkit at paragraph 12.33 and 12.34 (page 22).

 

(ii) Directly related to the development; 

 

Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

 

(iii) Fairly and reasonable related in scale and kind to the development.

 

Only those fire hydrants required to provide the necessary water supplies for fire fighting purposes to serve the proposed development are sought to be provided by the developer. The location and number of fire hydrants sought will be directly linked to the water scheme designed for this proposal.

 

I would be grateful if you would keep me informed about the progress of this application so that either instructions for a planning obligation can be given promptly if your authority if minded to grant consent or, in the event of an appeal, information can be submitted in support of the requested provision.

4.12
Herts. Archaeology – [No objection, condition requested]
4.12.1
Thank you for consulting me on the above application and apologies for the delayed response. I hope you are still able to consider the following advice.

 

I note that this office provided pre-application advice for this site (15/1864/PREAPP) and a phase of archaeological investigation has already been undertaken as a result.  

 

The Historic Environment Record notes the presence of a possible Bronze Age/Iron Age triple ditch system [Historic Environment Record 16833] on the proposed site. The CgMs desk-based assessment (Bourn & Butler, 2015) also notes a high potential for Bronze Age to Iron Age archaeology based on cropmark data associated with this record. 

 

A trial trench evaluation on the site identified archaeology in seven of 11 trenches excavated. Low level Mesolithic/early Neolithic activity was recorded in two of the trenches while the remaining features were most likely associated with the 16th century and later Long Lane Farmstead that occupied the south-east of the site (ASE Report No. 2016129).

 

Given the HER and evaluation results, the development should be regarded as likely to have an impact on heritage assets of archaeological interest. It has been agreed with the agent of the applicant that if development were to go ahead, a programme of archaeological monitoring would be appropriate in this instance. I therefore recommend that the following provisions be made, should you be minded to grant consent:

 

1. the continuous archaeological monitoring of the groundworks of the development initially in the south-east of the site and to include the area of the former post medieval farm buildings and covering all ground reduction, foundation trenches, service trenches, landscaping, internal ground reduction and any other ground disturbance associated with the construction, in the area agreed. This should include a contingency for preservation or further archaeological investigation of any remains encountered and the expansion of the agreed area should it be necessary;

 

2. the continuous archaeological monitoring of groundworks to the north of the school building in proximity to HER record 16833 (possible Bronze Age/Iron Age triple ditch system), including but not limited to landscaping, ground reduction, service trenches, landscaping, internal ground reduction and any other ground disturbance;

 

3. analysis of the results of the archaeological work with provisions for subsequent production of a report(s) and/or publication(s) of these results & an archive;

 

4. such other provisions necessary to protect the archaeological interests of the site.

 

I believe that these recommendations are both reasonable and necessary to provide properly for the likely archaeological implications of this development proposal. I further believe that these recommendations closely follow the policies included within Policy 12 (para. 141, etc.) of the National Planning Policy Framework. In this case three appropriately worded conditions on any planning consent would be sufficient to provide for the level of investigation that this proposal warrants. I suggest the following wording:

 

A No development shall take place/commence until an Archaeological Written Scheme of Investigation has been submitted to and approved by the local planning authority in writing.  The scheme shall include an assessment of archaeological significance and research questions; and:
1. The programme and methodology of site investigation and recording; 

2. The programme and methodology of site investigation and recording as suggested by the archaeological evaluation; 

3. The programme for post investigation assessment; 

4. Provision to be made for analysis of the site investigation and recording; 

5. Provision to be made for publication and dissemination of the analysis and records of the site investigation; 

6. Provision to be made for archive deposition of the analysis and records of the site investigation; 

7. Nomination of a competent person or persons/organisation to undertake the works set out within the Archaeological Written Scheme of Investigation.
 
B  The development shall take place/commence in accordance with the programme of archaeological works set out in the Written Scheme of Investigation approved under condition (A)
 
C The development shall not be occupied/used until the site investigation and post investigation assessment has been completed in accordance with the programme set out in the Written Scheme of Investigation approved under condition (A) and the provision made for analysis and publication where appropriate. 
 

If planning consent is granted, I will be able to provide a design brief detailing the requirements for the investigations and provide information on professionally accredited archaeological contractors who may be able to carry out the investigations. Please allow 5-10 working days for this document to be issued and a further 5-10 working days for consideration of any submitted archaeological Written Scheme of Investigation.

4.13
HCC Flood Risk Team – [Initial objection]
4.13.1
Thank you for consulting us on the above application for the construction of a new secondary school incorporating construction of a two storey academic building; ancillary sports hall and facilities; playing fields and landscaping bund; together with new car parking areas; drop-off and related highway works including a new roundabout to facilitate access.

In the absence of an acceptable Flood Risk Assessment we object to the grant of planning permission and recommend refusal on this basis for the following reasons:

The Flood Risk Assessment carried out by RAB reference 982B Rev 2.0 dated June 2016 submitted with this application does not comply with the requirements set out in the Planning Practice Guide (as revised 6 April 2015) to the National Planning Policy Framework. The submitted FRA does not therefore provide a suitable basis for assessment to be made of the flood risks arising from the proposed development.

In order for the Lead Local Flood Authority to advise the relevant local planning authority that the site will not increase flood risk to the site and elsewhere and can provide appropriate sustainable drainage techniques, the following information is required as part of the flood risk assessment;

1. Confirmation from Thames Water that they are satisfied with the proposed discharge rates and volumes.

2. Assessment of the increase in flood risk from the new proposed roundabout.

3. Assessment of the increase in flood risk from proposed landscaped acoustic bund.

4. Clarification of drainage arrangements for all playing fields. 

Overcoming over objection

1. We note that the FRA proposes the use of geo-cellular soakaway and infiltration tests have been provided to ensure the feasibility of the proposed scheme. The geo-cellular system has been designed for 1 in 30 year with overflow into porous paved car park we acknowledge that the geo-cellular system and the porous car park will be designed to safely operate with no flooding to manage the 1 in 30 year rainfall event while the overflow from the porous car park will be discharging to an underground tank downstream of the car park. The attenuation tank will provide capacity for all rainfall events up to the 1 in 100 plus a 40% allowance for climate change with discharge into the Thames surface water sewer at 5l/s.


Therefore we require confirmation from Thames Water that they are satisfied with the proposed discharge rates and volumes. As this is for a full planning application, we require that the following should be provided upfront prior to the approval of planning permission to ensure that the proposed scheme is feasible. An agreement in principle rather than a formal permission at this stage would be acceptable.

2. The FRA has acknowledged that there is existing surface water flooding issues at the junction of Long Mill Lane and Uxbridge road. A new roundabout and pedestrian crossing have been proposed in the area shown to be in ‘high risk’ on the EA Surface Water flood maps; however details of any mitigation measures are proposed to be are identified at the detail design stage. As this is a full planning application we require details of any mitigation/management measures of any identified sources of flooding prior to the planning approval.

3. We note that the proposals include a landscaped feature to develop an acoustic bund. We therefore require clarification of the impact on surface water run-off rates and volumes as a result of the change in ground levels and the impact of soil compaction. The FRA should demonstrate that these changes will not increase flood risk and it can be managed in a sustainable manner.

4. We require confirmation on how all playing fields will be managed and how they are going to be drained. These include all the hard/soft outdoor PE and hard/soft informal and social areas. This is required to ensure surface water from these areas are appropriately managed and do not increase flood risk.

The applicant will need to satisfy the LPA that the proposed drainage scheme can be adopted and maintained for its lifetime by providing a maintenance plan, detailing key operations and management. 
For further guidance on HCC’s policies on SuDS, HCC Developers Guide and Checklist and links to national policy and industry best practice guidance please refer to our surface water drainage webpage 

http://www.hertfordshire.gov.uk/services/envplan/water/floods/surfacewaterdrainage/ 

Informative to the LPA

The applicant can overcome our objection by submitting a surface water drainage assessment which covers the deficiencies highlighted above and demonstrates that the development will not increase risk elsewhere and where possible reduces flood risk overall. If this cannot be achieved we are likely to maintain our objection to the application. Production of an FRA will not in itself result in the removal of an objection. 

We ask to be re-consulted with the results of the surface water drainage assessment. We will provide you with bespoke comments within 21 days of receiving formal re-consultation. Our objection will be maintained until an adequate FRA has been submitted.
4.13.2
The applicants’ agent is in discussion with HCC as LLFA in order to address their objection.  Following a discussion with the applicants consultant HCC have advised;

“Thank you for call yesterday and explaining the situation at the site. We understand the proposed new road/access road are subject to discussions with the highways.

 

Having had a chat with team, point 2 in our objection letter in relation to the drainage proposed roundabout could be conditioned as long as our other points in our objection are addressed”.  

4.13.3
The applicants’ agent has provided the following additional comments/information:

There are two soakaways designed; the smaller one designed for the surface water discharged by the northern end of the school, and the larger one designed for the surface water generated at the south end of the school and gravel infiltration pits to its perimeter. These have been designed for a 1 in 100 year storm, plus climate change allowance. The porous car park acts individually, not necessarily as an overflow. Surface water from the car park will also discharge directly into the ground.  To clarify, there are no attenuation tanks to be used, and there is no surface water to be discharged into the public sewer, at least from the on-site development. 

In respect of the proposed access roundabout, the highway works will be subject to the submission of detailed design drawings and associated drainage arrangements to ensure sufficient mitigation is in place to manage surface water flooding. This will also be co-ordinated with the necessary utilities strategy and as such, details with respect to drainage could not be provided in the Flood Risk Assessment which accompanied the planning application. This matter has since been raised with the Environment and Resource planning team at Hertfordshire County Council in which it is agreed that point 2 as set out in the HCC objection letter dated 15.08.16 will be conditioned. 

There is no hardstanding to the bund, so there is no risk of water running off the slope at a high rate and towards the School. Furthermore, the School has a gravel infiltration trench, 600mm wide and 1000mm deep around its perimeter to act as a line of defence against incoming water.  The levels have also been developed such that this infiltration trench is in a valley between the bund and School building. We therefore consider the risk of flooding due the acoustic bund to be zero. 

The playing field does not contain any drainage. The field will be de-stoned, re-laid to existing contours and seeded. It will therefore not act any differently than it does at present, and soakage tests carried out on the site confirm that rainwater will simply soak into the ground. The maintenance of the field is a School management issue.  With regard to outdoor PE / social areas, the levels of these have been developed such that they fall away from the School building and into gravel infiltration trenches.  From there the surface water will soak directly into the ground, the suitability of which has been confirmed by soakage tests on site. There are also channel drains positioned where necessary to act as a line of defence to the School building. These will discharge into an underground drainage system which terminates at one of two soakaways. The on-site development will discharge zero surface water into the public sewer. 
4.13.4
Further comments from HCC LLFA in response to the above are awaited.
4.14
Sustrans – No comments received.
4.15
Thames Water – [No objection, condition and informatives suggested]
4.15.1
Waste Comments:

Surface Water Drainage - With regard to surface water drainage it is the responsibility of a developer to make proper provision for drainage to ground, water courses or a suitable sewer. In respect of surface water it is recommended that the applicant should ensure that storm flows are attenuated or regulated into the receiving public network through on or off site storage. When it is proposed to connect to a combined public sewer, the site drainage should be separate and combined at the final manhole nearest the boundary. Connections are not permitted for the removal of groundwater. Where the developer proposes to discharge to a public sewer, prior approval from Thames Water Developer Services will be required. They can be contacted on 0800 009 3921. Reason - to ensure that the surface water discharge from the site shall not be detrimental to the existing sewerage system. 

Thames Water recommends the installation of a properly maintained fat trap on all catering establishments. We further recommend, in line with best practice for the disposal of Fats, Oils and Grease, the collection of waste oil by a contractor, particularly to recycle for the production of bio diesel. Failure to implement these recommendations may result in this and other properties suffering blocked drains, sewage flooding and pollution to local watercourses.

There are public sewers crossing or close to your development. In order to protect public sewers and to ensure that Thames Water can gain access to those sewers for future repair and maintenance, approval should be sought from Thames Water where the erection of a building or an extension to a building or underpinning work would be over the line of, or would come within 3 metres of, a public sewer. Thames Water will usually refuse such approval in respect of the construction of new buildings, but approval may be granted for extensions to existing buildings. The applicant is advised to visit thameswater.co.uk/buildover

A Trade Effluent Consent will be required for any Effluent discharge other than a 'Domestic Discharge'. Any discharge without this consent is illegal and may result in prosecution. (Domestic usage for example includes - toilets, showers, washbasins, baths, private swimming pools and canteens). Typical Trade Effluent processes include: - Laundrette/Laundry, PCB manufacture, commercial swimming pools, photographic/printing, food preparation, abattoir, farm wastes, vehicle washing, metal plating/finishing, cattle market wash down, chemical manufacture, treated cooling water and any other process which produces contaminated water. Pre-treatment, separate metering, sampling access etc, may be required before the Company can give its consent. Applications should be made at http://www.thameswater.co.uk/business/9993.htm or alternatively to Waste Water Quality, Crossness STW, Belvedere Road, Abbeywood, London. SE2 9AQ. Telephone: 020 3577 9200.

Thames Water would recommend that petrol / oil interceptors be fitted in all car parking/washing/repair facilities. Failure to enforce the effective use of petrol / oil interceptors could result in oil-polluted discharges entering local watercourses. 

No piling shall take place until a piling method statement (detailing the depth and type of piling to be undertaken and the methodology by which such piling will be carried out, including measures to prevent and minimise the potential for damage to subsurface sewerage infrastructure, and the programme for the works) has been submitted to and approved in writing by the local planning authority in consultation with Thames Water.  Any piling must be undertaken in accordance with the terms of the approved piling method statement. Reason: The proposed works will be in close proximity to underground sewerage utility infrastructure.  Piling has the potential to impact on local underground sewerage utility infrastructure. The applicant is advised to contact Thames Water Developer Services on 0800 009 3921 to discuss the details of the piling method statement. 

‘We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Groundwater discharges typically result from construction site dewatering, deep excavations, basement infiltration, borehole installation, testing and site remediation. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991.  Should the Local Planning Authority be minded to approve the planning application, Thames Water would like  the following informative attached to the planning permission:“A Groundwater Risk Management Permit from Thames Water will be required for discharging groundwater into a public sewer. Any discharge made without a permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what measures he will undertake to minimise groundwater discharges into the public sewer.  Permit enquiries should be directed to Thames Water’s Risk Management Team by telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should be completed on line via www.thameswater.co.uk/wastewaterquality.”

Thames Water would advise that with regard to sewerage infrastructure capacity, we would not have any objection to the above planning application.


Water Comments:

With regard to water supply, this comes within the area covered by the Affinity Water Company. For your information the address to write to is - Affinity Water Company The Hub, Tamblin Way, Hatfield, Herts, AL10 9EZ - Tel - 0845 782 3333.

4.16
Affinity Water – [No objection]
4.16.1
Thank you for notification of the above planning application.  Planning applications are referred to us where our input on issues relating to water quality or quantity may be required.

You should be aware that the proposed development site is located within an Environment Agency defined groundwater Source Protection Zone (GPZ) corresponding to Mill End Pumping Station. This is a public water supply, comprising a number of Chalk abstraction boreholes, operated by Affinity Water Ltd. 

The construction works and operation of the proposed development site should be done in accordance with the relevant British Standards and Best Management Practices, thereby significantly reducing the groundwater pollution risk. It should be noted that the construction works may exacerbate any existing pollution. If any pollution is found at the site then the appropriate monitoring and remediation methods will need to be undertaken.

For further information we refer you to CIRIA Publication C532 "Control of water pollution from construction - guidance for consultants and contractors".

4.17
The Woodland Trust – No comments received.
4.18
Environmental Health – 
4.18(a)
Commercial Standards Manager – [No objection]
4.18.1
Our historic map analysis shows no history of contaminative or commercial uses, only use as farmland.  The report comments upon some areas of inert made ground and this data will inform the mode of construction.  The site is effectively virgin ground and there are no issues with soil contamination.
4.18(b)
Residential Environmental Health Manager – [No objection, condition requested]
4.18.2
Having reviewed both the noise report and lighting plan I have no overall objections to the application. I would like to see a more detailed lighting plan when it is devised as the current one is not detailed with regards to location and type of light. This could be via a condition where by it is submitted to and agreed by the LPA.
4.19
Local Plans Section – [No objection]
The application site was allocated for secondary and primary education provision through the Site Allocations LDD (Adopted November 2014). The site is referred to as Site S(a) Mill End/Maple Cross – Land east of A405/north of A412 in the Site Allocations LDD.

The site was allocated to accommodate the provision of the equivalent of an 8fe secondary school and a 2fe primary school or an ‘all through’ school over the plan period (to 2026) within the 5ha build zone in the eastern part of the site. The remainder of the site is within the Green Belt where Green Belt policies will still apply.

Policy SA3 of the Site Allocations LDD states that allocated education sites will be safeguarded for secondary and primary school use. The proposals are for a 4fe secondary school and the development proposed is confined to the south west part of the build zone occupying approximately 1/3 of the area leaving sufficient room for another 4fe secondary school and 2fe primary school or alternatively, an ‘all through’ secondary school on the site. The proposal therefore meets the requirements of Policy SA3.

The Site Allocations LDD states that the vehicle entrance to the site should be through Long Lane close to the Uxbridge Road. It is essential that any proposed traffic control measures do not compromise the site’s ability to accommodate the required education provision over the plan period and should demonstrate they can accommodate the projected traffic flows from an 8fe secondary school and a 2fe primary school or that they can be adapted to do so in the future.

Parking 

Policy DM13 and Appendix 5 of the Development Management Policies Local Development Document (LDD) set out the parking requirements for secondary schools and further education and are summarised as follows:

	Car Parking
	Schools
	1 space per full-time member of staff plus 1 space per 8 pupils over 17 years old plus 1 space per 20 pupils under 17 years old. 

	
	Further education
	1 space per 2 staff plus 1 space per full-time 15 students 

	Parking for disabled motorists
	(1) Up to 200 space car park 


	Individual spaces for each disabled employee plus 2 spaces or 5% of total capacity, whichever is greater.



	Cycle Parking
	Schools & Further education
	1 long-term space per 10 full time staff plus 1 long-term space per 5 students.


The proposals are for the school to accommodate up to 600 secondary school pupils and 240 sixth form pupils by 2021. There are to be 80 full time staff plus a further 7 catering staff, 5 of whom will be working part time and 8 cleaners who will be working in the evening between 6pm and 9pm.  The planning statement does not provide further information.

Based on the assumption that pupils will be under the age of 17 and that there will be 57 full time equivalent staff in the secondary school, the policy requires 87 parking spaces for the secondary school. Assuming that the pupils will be full time students and that there will be 23 full time equivalent staff at the sixth form, the policy requires 28 parking spaces for the 6th form.

The policy requirement would therefore be for 115 car parking spaces, 176 cycle parking spaces and 6 spaces for disabled motorists.

The proposal is for 130 car parking spaces, 178 cycle parking spaces, 3 spaces for disabled parking and the provision of a further 32 ‘drop-off’ parking spaces and parking for coaches. The proposal exceeds the policy the requirements of Policy DM13 and Appendix 5 of the Development Management Policies LDD with the exception of the provision for disabled parking. 

Green Belt

The proposals for the related highways improvements and the provision of a new roundabout are located within the Green Belt. Policy CP11 of the Core Strategy states that there will be a presumption against inappropriate development that would not preserve the openness of the Green Belt, or which would conflict with the purpose of including land within it. 

Paragraph 87 of the NPPF states that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances.

Paragraph 89 states ‘A local authority should regard the construction of new buildings as inappropriate in the Green Belt’ and sets out the exceptions. Paragraph 90 states that ‘Certain other forms of development are also not inappropriate in the Green Belt provided they preserve the openness and do not conflict with the purposes of including land in Green Belt.’ These are:

· Mineral extraction

· Engineering operations

· Local transport infrastructure which can demonstrate a requirement for a Green Belt location

· The re-use of buildings provided that the buildings are of a permanent and substantial construction, and

· Development brought forward under a Community to Build Order

Consideration has to be given as to whether the proposed highway improvements and the roundabout are local transport infrastructure which can only be accommodated within the Green Belt. The proposals are specifically to address the provision of safe access and egress to education facilities for which there is an identified need and therefore cannot be located anywhere else. Whilst there is no definition of ‘local transport infrastructure’ it is reasonable to consider highways and roundabouts as such. In order to be considered as not inappropriate development the proposals should preserve the openness of the Green Belt and not conflict with the purposes of including land within it. If this is considered the case then the proposals are not inappropriate development in the Green Belt and are in accordance with national policy and Policy CP11 of the Core Strategy and ‘very special circumstances’ do not have to be proven.

If it is considered that the proposed transport infrastructure improvements do not preserve the openness of the Green Belt then paragraphs 88 and 89 of the NPPF will apply. The need for education facilities in this area has already been established through the Site Allocations LDD and the safe access and egress to the site are essential for the delivery of the school therefore the views of the Highways Authority should be considered.

4.20
Economic & Sustainable Development (Transport) – No comments received.
4.21
TRDC Traffic Engineer – No comments received.
4.22
Fire Protection Officer – [Advisory comments provided]
4.22.1
We have examined the application and make the following comments: 

ACCESS AND FACILITIES 
1. Access for fire fighting vehicles should be in accordance with The Building Regulations 2010 Approved Document B (ADB), section B5, sub-section 16. 

2. Access routes for Hertfordshire Fire and Rescue Service vehicles should achieve a minimum carrying capacity of 18 tonnes. 

3. Turning facilities should be provided in any dead-end route that is more than 20m long. This can be achieved by a hammer head or a turning circle designed on the basis of Table 20 in section B5. 


Table 20 also specifies minimum widths of gateways and between kerbs.
WATER SUPPLIES 
4. Water supplies should be provided in accordance with BS 9999. 

5. This authority would consider the following hydrant provision adequate: 

· Not more than 60m from an entry to any building on the site. 

· Not more than 120m apart for residential developments or 90m apart for commercial developments. 
· Preferably immediately adjacent to roadways or hard-standing facilities provided for fire service appliances. 
· Not less than 6m from the building or risk so that they remain usable during a fire. 
· Hydrants should be provided in accordance with BS 750 and be capable of providing an appropriate flow in accordance with National Guidance documents. 
· Where no piped water is available, or there is insufficient pressure and flow in the water main, or an alternative arrangement is proposed, the alternative source of supply should be provided in accordance with ADB Vol 2, Section B5, Sub section 15.8. 

6. In addition, buildings fitted with fire mains must have a suitable hydrant 

sited within 18m of the hard standing facility provided for the fire service pumping appliance. 


The comments made by this Fire Authority do not prejudice any further requirements that may be necessary to comply with the Building Regulations.
4.23
Herts. Constabulary – [Advisory comments provided]
4.23.1
1. 
Security:


It is a pity the applicants do not address security in their Design and Access Statement (DAS).

 
I would steer them towards the design guide for Schools on the Secured by Design web site at: http://www.securedbydesign.com/industry-advice-and-guides/  where other security considerations are dealt with, such as but not exclusively:

a. Monitored alarm which can also be zoned when out of school hours various parts of the school may be used for local community use.

b. Consideration should be given to the fitting of a sprinkler system, so that if arson occurs, the whole school is not burnt down and damage is very limited.  

c. Security standards for external doors and windows at ground floor level, as well for internal doors where security is required, such as staff rooms, computer server rooms, school administration rooms, location of CCTV recording equipment, etc.

d. Reception area during school hours, so that no one can just walk through into the school, when the school is open.

e. If student lockers are provided, their location so good natural surveillance over and to what security standard they will be.

f. Property marking of valuable school electronic equipment, so if stolen it stands a chance of being traced and recovered.

g. CCTV covering various communal areas of the school, external and internal.


2. Perimeter boundary fencing:

I am pleased that on the site plan, the perimeter boundary is shown as 2m high weldmesh fence on the east side of the site.  I would expect this fence to encircle the rear private areas of the school grounds and if not I would wish to object.  Such fencing securing the private rear of the school grounds and buildings will prevent future damage and burglaries to the school.  An open bund by itself is not acceptable. Also ideally the fencing around the rear of the school should be to 2.2 to 2.4m high as the height helps increase the security. The massing plans appear to indicate there will be some high perimeter fencing to protect the rear amenity of the school, but this is not clear from the plans.

3. Cycle parking:  

a. I am pleased to see the student cycle parking area will be in a secure area during school hours, with good natural surveillance over them.   The student cycle storage areas should be able to be secured, to prevent students interfering with other students’ cycles.

b. I note the covered staff cycle stands are in a different area from the student cycle parking area and the entrance is blind side to the school (Site Plan – 500).   The staff cycle parking area if kept in this area must be able to be secured when in use, so cycles are not damaged or stolen from this area.    I would also expect CCTV coverage of this area.  


4. Lighting scheme:

I am pleased to see that whilst the lighting scheme has been designed sympathetically to various issues, it will also be suitable for CCTV coverage and for the safety and security of staff and pupils. (page 5 of lighting report) 


5. CCTV:
Reading the lighting report CCTV is obviously planned, which I am pleased about.  But there no indication as to what areas will be covered and the standards.  


6. Access roadway to school:

This roadway should be able to be secured to prevent youths in vehicles using the car parking area to the front of the school as a gathering point out of school hours. 


I hope the above is of use to you in your deliberations and will help the development achieve that aims of the National Planning Policy Framework (NPPF).  

· 69 – re safe and accessible environments where crime and disorder, and the fear of crime, do not undermine quality of life or community cohesion.

& the National Planning Practice Guidance (NPPG) under ‘Design’

· 010 – re Sec 17 of the Crime and Disorder Act 1998 – to prevent crime & disorder.

· 011 – re taking proportionate security measures being a central consideration to the planning and delivery of new developments and substantive retrofits.

And CP1 and CP12 of Three Rivers Core Strategy.
4.24
Sports Development Officer – [Advisory comments provided]

4.24.1
If the applicant wishes to make the sports facilities available for community use outside of school hours: 

-constraints on the size of the playing field may affect the ability to meet the needs of the school and the community use

-the absence of sports lighting on the outdoor MUGA would restrict potential community use. There is also no detail on the technical specifications of the surface, fencing and pitch/court markings of the MUGA

-design and layout of the sports hall does not meet to Sport England minimum guidelines 

-access to sports facilities including sports hall, dance studio and changing rooms is through school buildings. This may impact on the ability for these to be available for community use, security of school buildings/classrooms.  

-I would echo all other concerns raised by Sport England around location and accessibility, changing accommodation, dance hall, studio and sports hall of the sports facilities proposed.

4.25
Public Consultation
4.25.1
Number consulted: 223
  



No responses received: 184

(95 objections; 87 support; 3 neutral)
4.25.2
Site Notice:  ASK   \* MERGEFORMAT (x5) Posted 28.07.16 Expired 18.08.16



Press notice:  ASK   \* MERGEFORMAT Published 29.07.16 Expired 19.08.16.
4.26
Summary of Responses
4.26.1
  Objections:  

Additional traffic; Will cause gridlock; Narrow lanes cannot cope with additional traffic; Long Lane will become ‘rat run’; Tail backs on Uxbridge Road already every morning; Increased traffic at peak times; Knock on effect on surrounding routes; A412 Uxbridge Road becomes gridlocked if any issues on M25; Impact on traffic exiting Springwell Lane; Residents in Long Lane, Kenwood Drive and Eastwick Crescent rely on Long Lane for access; Impact of traffic associated with school events e.g. parents evenings; Existing infrastructure inadequate; Parents will drop off in surrounding roads; Traffic delays will impact local businesses; Will not be able to get to work on time.

Principle of site access is not established; Access should be relocated to the west; Access should be provided wholly within land on which school is to be built; Entrance should be from existing roundabout; Location of roundabout is unacceptable in planning, environmental, safety and Three Rivers Council Strategic Plan objectives; More appropriate alternatives; Roundabout is not in Build Zone.

Least cost solution with maximum inconvenience to residents; Council should appoint highways consultant; Question traffic surveys and reports; Only 1 am traffic count completed; Limiting speed of vehicles will not be effective/enforceable; How will students cross busy roundabout?.

Impact of construction on local roads/traffic.

Detrimental to highway and pedestrian safety; Emergency vehicles will be held up; Poor visibility; Potential for serious accidents will increase; Conflict with large vehicles accessing depot/yard opposite; Roads not safe for cycling; Public transport in the area has already been cut; Students will not walk in bad weather; Object to bus stop being moved; Moving bus stop will inconvenience existing residents; Highways and pedestrian safety concerns regarding new bus stop location.

Insufficient parking for staff and students; Increasing number of sixth form students have own car; Will parking restrictions be in place?; Parking will overspill onto surrounding streets; Residents will have to buy parking permits; Pavement parking.

Rickmansworth has had enough development; Ugly building; Overdevelopment; Insufficient landscaping; Will spoil landscape; Concrete monstrosity; Concrete jungle; No attempt to mitigate visual impact; Industrial appearance; Warehouse.

Impact on Green Belt; Set a precedent for other development on Green Belt; Roundabout should not be built on Green Belt land; Purpose of Green Belt is to prevent urban sprawl; Proposal would join up Rickmansworth and Maple Cross; No very special circumstances.

Adverse effect on Conservation Area; Loss of significant number of trees; Adverse effect on trees; Loss of farmland; Destruction of arable land; Field pattern destruction; Loss of working farm.

Impact on wildlife; Impact on Skylark, Kites, Geese, Swans, Lapwings; Canadian Geese migrate here annually; Destruction of habitat and feeding grounds; Field is migratory stop over for number of birds; Wildlife protected by Wildlife and Countryside Act 1981; Part of Colne Valley Regional Park.

Loss of view; Overshadowing; Overlooking from second storey to properties in Long Lane; Loss of privacy; Disturbance from comings and goings of students and traffic; Appropriate landscaping required to mitigate impacts; A landscaped buffer should be provided between site and Long Lane; Disturbance from flood lights; Will force residents away from area; No consideration for residents; Roundabout would be right outside residential properties; Encroach on personal boundaries; Loss of amenity verge; Loss of open space; Impact on elderly residents; Loss of field for recreation.

Impact of construction on local residents, how will this be managed?; Working hours?; Impact of construction workers vehicles; Should be a condition requiring construction vehicles to park on site.
Impact on neighbours as a result of use of facilities on evenings and weekends by community groups; Community use should not be allowed on Sundays and should be limited usage at other times.

Noise and air pollution; Light pollution; 
Air quality; Not suitable for school to be built in such close proximity to major roads; Light aircraft frequently flying over; Proposed motorway services in opposite field; Impact on children’s’ lung development; Reference to TRDC report ‘Air Quality Action Plan 2015-2020; Has testing of air pollution been carried out?; Impact of disturbance of gravel pit.


Concerns re anti-social behaviour; Litter; Bad language.

Impact on flooding, drainage and other services; Gas mains across the site.

Alternative more suitable sites; 
William Penn and Durrants schools closed in 1980s showing insufficient future planning; Empty office sites on opposite side of road; Government advice that schools should be away from busy roads; Why isn’t Langleybury being considered?; TRDC forced to allocate site; Should use brownfield site; Site was previously subject to a failed planning application from Skanska Balfour Beatty – what has changed?.

Impact on rights afforded by Human Rights Act, including right to peaceful enjoyment of our possessions.

It’s a done deal; Objections to process; Consultation should be extended to compensate for application being submitted during summer holidays and due to volume of application documents to read; Query red line; Concern regarding future development of remainder of site, this should be restricted; Should be proper public debate; Unhappy with way comments displayed on planning online; Supporters are not local residents; Some supporters outside catchment area; Insufficient consultation; Children travel from outside this Council area, for those councils to address.

Reference to objections/comments on Facebook page and other social network sites; Photos submitted indicating parking problems; Social media group ‘Long Lane Field – Don’t Lose It – Look after your green belt’ created has over 300 members (at time of writing); Reference to You Tube video.
4.26.2
Support:
 


Allocated school site; 
TRDC and HCC Highways have been consulted and their requirements are represented in application; 
There has been on-going consultation with residents; Long campaign for school in this area; In line with Policy SA3 for educational site allocation; School needed given amount of new housing; There is a need to address the shortage of schools places in the area; 

Currently looking for schools for my child; Supports educational needs; A school is much needed in this area; No other site has been identified; Located in heart of community it will serve; Previous schools demolished.

Currently in temporary location; Need to secure permanent site; Urgently need proper facilities, including outdoor space; Have a duty to provide for future generations; Industrial Estate is not a suitable location.

School has community focus and ethos; Will contribute to local community; An investment in our community; Sporting and other facilities will be available for community use; Will encourage exercise; Should be access to sports hall without walking through other parts of the school; Positive impact on Rickmansworth; Has demonstrated high standards in recent Ofsted rating; School is well managed.
Plans include improvements to local highways and site access; Many children will walk or cycle; Will have minimal impact on local traffic to area; Will alleviate congestion by locating in heart of catchment area; School Travel Plan provided; Current heavy reliance on cars; Children from this area will not need to be driven along Uxbridge Road to Tolpits Lane temporary site; Most make their own way to school; Other schools manage well with busy traffic.
Those in area will benefit, e.g. house prices may increase.
Appropriate well thought out design; Only 2 storeys to minimise impact; Will include solar PV to reduce need for costly cooling and heating; Will be appropriately landscaped.
There should be no service station on adjacent site.
4.26.3
Neutral:

Much needed; In temporary accommodation for too long; Regret loss of green field land; Concerns regarding access; Considerable congestion; Question whether roundabout is appropriate solution?; Motorists use route to avoid M25 delays; Doubt that majority of students will walk or cycle; Additional traffic; Overdevelopment; Full support of school in local area but concerned regarding particular location; Long Lane should not be changed; Suggest speed radar on both sides of road; Careful consideration should be given to speed reduction.
5.
Reason for Delay
5.1
  No delay.
6.
Relevant Planning Policy, Guidance and Legislation
6.1
  O  n 27 March 2012, the framework of government guidance in the form of Planning Policy Statements and Planning Policy Guidance Notes was replaced by the National Planning Policy Framework (NPPF).  The adopted policies of Three Rivers District Council reflect the content of the NPPF.



The Three Rivers Local Plan:

6.2
The Core Strategy was adopted on 17 October 2011 having been through a full public participation process and Examination in Public.  Relevant policies include PSP2, CP1, CP6, CP8, CP9, CP10, CP11 and CP12.
6.3

The Development Management Policies LDD was adopted on 26 July 2013 having been through a full public participation process and Examination in Public.  Relevant policies include DM2, DM3, DM4, DM6, DM7, DM8, DM9, DM10, DM12, DM13 and Appendix 5.

6.4

The Site Allocations LDD (SALDD) was adopted on 25 November 2014 having been through a full public participation process and Examination in Public.  Relevant policies include SA3 and site S(a).



The following Acts and legislation are also relevant: 

6.5

The Wildlife and Countryside Act 1981 (as amended), the Conservation of Habitats and Species Regulations 2010, the Natural Environment and Rural Communities Act 2006 Habitat Regulations 1994, the Localism Act 2011 and the Growth and Infrastructure Act 2013.

6.6

The Community Infrastructure Levy (CIL) Charging Schedule was adopted on 24 February 2015. 

7.
Planning Analysis
7.1
  Principle of Development
7.1.1
Paragraph 72 of the NPPF states that;

“The Government attaches great importance to ensuring that a sufficient choice of school places is available to meet the needs of existing and new communities.  Local planning authorities should take a proactive, positive and collaborative approach to meeting this requirement, and to development that will widen choice in education”.
7.1.2
The Core Strategy (adopted October 2011) sets out that the Council will support improved provision of, and access to, services and facilities to meet future demands, including through the expansion of existing schools and/or provision of new schools to meet identified needs.

7.1.3
Policy SA3 of the Site Allocations LDD (adopted November 2014) relates to Education Site Allocations and advises that;


“Three Rivers District Council will continue to work with the County Council, adjoining authorities and other interested parties to identify the most appropriate sites to meet identified educational needs.


Allocated education sites will be safeguarded for secondary and primary school use”.

7.1.4
Policy PSP2 of the Core Strategy (adopted October 2011) advises that (m) development in Key Centres will improve provision of, and access to, services and facilities, to meet future demands, specifically through:

xvii) Expansion of existing schools and/or provision of new schools to meet identified needs in Key Centres.
7.1.5
Policy CP8 of the Core Strategy (adopted October 2011) advises that development should provide or make adequate contribution towards infrastructure and services.
7.1.6
The application site is an allocated Education Site, referred to as site S(a) in the Site Allocations LDD (adopted November 2014).  In allocating the site for education use, the southern part of the site was removed from the Green Belt and was designated as a ‘Build Zone’ with the northern part of the site designated as ‘Playing Field’ and retaining its Green Belt status.  The site was allocated to accommodate the provision of the equivalent of an 8fe secondary school and a 2fe primary school or an ‘all through’ school over the plan period (to 2026) within the 5ha build zone in the eastern part of the site.
7.1.7
The proposals are for a 4fe secondary school and the development proposed is confined to the south west part of the build zone occupying approximately one third of the area and therefore leaving sufficient room for another 4fe secondary school and 2fe primary school or alternatively, an ‘all through’ secondary school on the site. The proposal therefore meets the requirements of Policy SA3 of the Site Allocations LDD (adopted November 2014).
7.1.8
The Site Allocations LDD (adopted November 2014) states that the vehicle entrance to the site should be through Long Lane close to the Uxbridge Road.  It is essential that any proposed traffic control measures do not compromise the site’s ability to accommodate the required education provision over the plan period and should demonstrate that they can accommodate the projected traffic flows from an 8fe secondary school and a 2fe primary school or that they can be adapted to do so in the future.  Highways aspects are considered in full below. 
7.2
Green Belt

7.2.1
The application site is located partly within the Metropolitan Green Belt.  The build zone towards the south of the site was removed from the Green Belt during the Site Allocation process; however, the northern playing fields remain within the Green Belt.  Similarly, land to the south of the build zone (the location of the proposed highways works) is also within the Green Belt.  
7.2.2
Policy CP11 of the Core Strategy (adopted October 2011) sets out that there is a general presumption against inappropriate development that would not preserve the openness of the Green Belt or which would conflict with the purposes of including land within it.  Policy CP11 is supported by Policy DM2 of the Development Management Policies LDD (adopted July 2013).
7.2.3
The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open and the essential characteristics of Green Belts are their openness and their permanence. The National Planning Policy Framework sets out that Green Belt serves five purposes:
· To check the unrestricted sprawl of large built-up areas;

· To prevent neighbouring towns merging into one another;

· To assist in safeguarding the countryside from encroachment;

· To preserve the setting and special character of historic towns; and

· To assist in urban regeneration by encouraging the recycling of derelict and other urban land.

7.2.4
The National Planning Policy Framework advises that Local Planning Authorities should regard construction of new buildings as inappropriate in the Green Belt. Exceptions to this are set out at Paragraph 89 of the National Planning Policy Framework as:
· Buildings for agriculture and forestry;

· Provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries, as long as it preserves the openness of the Green Belt and does not conflict with the purposes of including land within it;

· The extension or alteration of a building provided that it does not result in disproportionate additions over and above the original building;

· The replacement of a building, provided the new building is in the same use and not materially larger than the one it replaces;

· Limited infilling in villages, and limited affordable housing for local community needs under policies set out in the Local Plan; or 

· Limited infilling or the partial or complete redevelopment of previously developed sites (brownfield land), whether redundant or in continuing use (excluding temporary buildings), which would not have a greater impact on the openness of the Green Belt and the purpose of including land within it than the existing development.

7.2.5
Paragraph 90 of the NPPF advises that certain other forms of development are also not inappropriate in the Green Belt provided that they preserve the openness of the Green Belt and do not conflict with the purposes of including land in Green Belt.  These are:
· Mineral extraction;

· Engineering operations; 

· Local transport infrastructure which can demonstrate a requirement for a Green Belt location;

· The re-use of buildings provided that the buildings are of a permanent and substantial construction; and

· Development brought forward under a Community Right to Build Order.
7.2.6
Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. The National Planning Policy Framework states that when considering proposals, Local Planning Authorities should ensure that substantial weight is given to any harm to the Green Belt and that very special circumstances will not exist unless harm by reason of inappropriateness and any other harm is clearly outweighed by other considerations. 

7.2.7
The school buildings, MUGA, parking and hard standing would be outside of the Green Belt, however, the playing fields, landscaped bund and highways works would be within the Green Belt.
7.2.8
The playing fields are considered to constitute the provision of appropriate facilities for outdoor sport and recreation.  No built development (including floodlighting) is proposed and as such the use of this part of the site as playing fields would preserve the openness of the Green Belt and would not conflict with the purposes of including land within it.
7.2.9
There is an existing fall in land levels across the site (approximately 3 metres from north to south).  As a result and in order for the proposed building works to take place it is necessary for the land to be levelled with the removal of soil from across the site.  The excavated soil is proposed to be retained on site and used to create a landscaped bund (maximum height approximately 6 metres) to the western boundary.  The retention of the material on site will reduce potential vehicle movements (vehicles will not be required to export material from the site); will serve as an acoustic bund; and will provide a degree of screening to the west.

7.2.10
As an engineering operation, the creation of a landscaped bund is not inappropriate development providing that it preserves the openness of the Green Belt and does not conflict with the purposes of including land in the Green Belt.  The bund would have a maximum height of 6 metres and would therefore have some impact on the openness of the Green Belt at this point, however, it would not be readily visible within the wider landscape and in the longer term once landscaping is fully implemented it would integrate with its setting and may enhance the visual amenity of the wider site.  There would be no encroachment to the wider Green Belt to the west due to the separation provided by the existing highway network (North Orbital Road).  There would be no ‘built’ development and subject to appropriate landscaping it is considered that this feature would preserve the openness of the Green Belt would not conflict with the purposes of including land within the Green Belt as set out at 7.2.3 above.  2.5 metre high green weld mesh fencing is proposed to the school perimeter and is a requirement for safety security reasons.  The fencing would be of a mesh design allowing views through and coloured green to soften its impact.  Clarification regarding the siting of the perimeter fencing has been sought.
7.2.11
To facilitate access to the school, highways improvements are proposed on Uxbridge Road principally comprising the creation of a new roundabout with associated realignment of the road and pedestrian footpaths on Uxbridge Road (A412) at its junction with Long Lane.  Vehicle access to the site would be through a roundabout at Long Lane close to Uxbridge Road.  Further minor works (traffic calming measures, a Pelican crossing and the relocation of 2 bus stops) are also proposed on Uxbridge Road with a new footpath from Uxbridge Road into the site.
7.2.12
As noted above, paragraph 90 of the NPPF advises that certain other forms of development are also not inappropriate in the Green Belt provided that they preserve the openness of the Green Belt and do not conflict with the purposes of including land in Green Belt.  These include ‘engineering operations’ and ‘local transport infrastructure which can demonstrate a requirement for a Green Belt location’.

7.2.13
The Site Allocations LDD (adopted November 2014) states that vehicle access should be through Long Lane close to the Uxbridge Road.  There is an identified need for a school in the area and the site has been allocated accordingly for educational use.  The highways works are proposed specifically to address the provision of safe access and egress to the school and therefore cannot be located anywhere else.
7.2.14
The highways works would be located partly within the confines of the existing road, however, they would involve the loss of parts of the existing highways verge (through creation of new footpath to access site) and the loss of an existing triangular shaped grass verge at the junction of Uxbridge Road and Long Lane to facilitate the proposed roundabout.  The loss of these existing soft landscaped verges within the Green Belt would have some impact on the visual amenity of the Green Belt, however, it is noted that replacement planting and landscaping is proposed.  Similarly, the works would be located adjacent to the existing highway within an urban area and would not result in encroachment to the wider Green Belt to the west of the site as this area is physically separated from the main areas of Green Belt to the west by existing housing and the proposed school development.  Any effect on openness as a result of the highways works would be confined to the immediate locality, and as noted above, the works are considered necessary to support the provision of a school at the site.
7.2.15
The applicant has put forward that there ‘Very Special Circumstances’ to justify the highway works.  The justifications are summarised in the submitted Planning Statement as: 
· access for anticipated future school development given the site’s educational allocation by TRDC; 

· lack of suitable and deliverable sites within the school’s main catchment area; 

· limited impact on the character, appearance and openness of the Green Belt Land; 

· long term economic benefits through the provision of a valuable community facility; and 

· public benefits of the community use.

7.3
Design & Street Scene

7.3.1
The NPPF (paragraph 56) advises that;


“The Government attaches great importance to the design of the built environment.  Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”.

7.3.2
The NPPF continues at paragraph 60;


“Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms of styles.  It is, however, proper to seek to promote or reinforce local distinctiveness”.

7.3.3
Policy CP12 (Design of Development) of the Core Strategy (adopted October 2011) advises that in seeking a high standard of design, the Council will expect all development proposals to:


a) Have regard to the local context and conserve or enhance the character, amenities and quality of an area


b) Make efficient use of land whilst respecting the distinctiveness of the surrounding area in terms of density, character, layout and spacing, amenity, scale, height, massing and use of materials


c) Use high standards of building materials, finishes and landscaping…

7.3.4
Policy DM7 (Landscape Character) of the Development Management Policies LDD (adopted July 2013) requires that proposals make a positive contribution to the surrounding landscape.
7.3.5
The proposed school would be constructed on an agricultural field on a prominent corner location, adjacent to two main roads.  The school building would be 2 storeys in height (with additional plant on the roof) and would include stepped elements ranging in height from approximately 8.7 metres to a maximum height of approximately 12 metres.  The building would be set back a minimum of 51 metres from Uxbridge Road (A412) and a minimum of 47 metres from the North Orbital Road (A405).  The external finish would include grey metal cladding, white render and a teal accent colour to the main entrance building.  The building would introduce development to this undeveloped site and would be visible from a number of vantage points including from long range views from the M25.  However, the height has been kept to 2 storeys and the flat roof design also assists in reducing the impact of the building in the street scene.  Nearby development is predominantly residential and traditional in form but the school, which would be rendered and metal clad, would sit isolated from existing development and its scale, form and design would provide an indication of its use and contrast with the existing residential development.
7.3.6
Areas around the school building within the build zone would comprise a mixture of hard and soft play and landscaped areas, footpaths and circulation space, refuse and cycle stores and access and car parking areas.  These would be enhanced by soft landscaping where appropriate and additional planting is proposed to the site boundaries with Uxbridge Road and Long Lane.  The proposed landscaped bund to the western boundary would provide a further landscaping feature.  The use of 2.5 metre high weld mesh fencing to the perimeter would provide security whilst allowing views through.
7.3.7
The proposed highway works would result in the loss of a large part of the existing grass verge at the junction of Long Lane and Uxbridge Road.  The existing verge does contribute to the appearance of the street scene and its loss is regretted, however, it is recognised that the highways works are proposed specifically to address the provision of safe access and egress to the school and replacement planting is proposed to enhance the landscape.
7.3.8
The application is accompanied by a Landscape and Visual Impact Assessment (LVIA).  This considered the effect of the development from Year 1 to Year 15 and includes an assessment of the visual effects of the development from 10 viewpoints at varying distances and orientations from the site (summarised in the table below).
	Receptor
	Viewpoint
	Existing view/sensitivity
	Magnitude of effect (Year 1)
	Magnitude of effect (Year 15)
	Significant of effect (Year 15)

	1.
	A412 from east
	Medium
	Medium (Adverse)
	Low (Adverse)
	Minor

	2.
	Uxbridge Road (No’s. 276-312)
	High
	High (Adverse)
	Medium 

(Adverse)
	Moderate

	3.
	A412 from south
	High
	Medium 

(Adverse)
	Low (Adverse)
	Minor

	4.
	Maple Cross roundabout
	Medium
	Low (Adverse)
	Low (Adverse)
	Minor

	5.
	Woodoakes Farm
	High
	Low (Adverse)
	Negligible (Adverse)
	Negligible

	6.
	Bridleway (west of Woodoakes Farm)
	High
	Low (Adverse)
	Negligible (Adverse)
	Negligible

	7.
	A405 (northwest of site)
	Medium
	Negligible (Adverse)
	Negligible (Adverse)
	Negligible

	8.
	Bridleway (northwest)
	High
	Low (Adverse)
	Low (Adverse)
	Minor

	9.
	Bridleway (Long Lane & M25)
	High
	Low (Adverse)
	Low (Adverse)
	Minor

	10.
	No’s. 2-22 Long Lane
	High
	High (Adverse)
	Medium 

(Adverse)
	Moderate


7.3.9
The significance of the visual effects has been determined by correlating the sensitivity of the receptor with the magnitude of effects.  In terms of the EIA Regulations, a major or major/moderate level of significance is considered to be a significant effect.  The LVIA states that receptors 2 (No’s. 276-312 Uxbridge Road) and 10 (No’s. 2-22 Long Lane) are predicted to experience significant visual effects at Year 1 without mitigation.  However, at Year 15 when the proposed planting has matured sufficiently to screen the proposed school and junction it is predicted that in EIA terms there will be no significant visual effects.  As discussed below, the Landscape Officer has requested additional clarification regarding landscaping.
7.4
Impact on Residential Amenity
7.4.1
One of the core planning principles listed in the NPPF (paragraph 17) is that planning should; 


“Always seek to secure high quality design and a good standard of amenity for all existing and future occupiers of land and buildings”.

7.4.2
Policy CP12 of the Core Strategy (adopted October 2011) states that the Council will expect development proposals to protect residential amenities.

7.4.3
The closest residential development to the site are properties to the east on Long Lane (approximately 200 metres from the proposed building at the closest point) and to the south-east on Uxbridge Road (approximately 180 metres from the proposed building at the closest point).  Whilst the school and associated development would be visible to these residents, due to the separation distances and juxtaposition of buildings it is not considered that the proposed development would result in demonstrable harm by virtue of overshadowing or loss of light.  Similarly, significant separation distance would be retained such that overlooking of existing properties from the proposed 2 storey building would not be facilitated.

7.4.4
Any impact to residential amenities would be in terms of activity and disturbance arising from the use of the school and from vehicle and pedestrian movements associated with the school.  
7.4.5
The school’s proposed hours of operation are 08.30 – 16.15 on weekdays with optional clubs/activities from 07.00 – 18.00.  Outside of these hours, until 22.00 on weekdays; between 07.00 – 18.00 on Saturdays and between 08.00 – 16.00 on Sundays and Bank Holidays it is intended that the sports facilities would be available for community use.  The proposed hours are in keeping with those hours generally associated with a school use with comings and goings predominantly concentrated to two times of the day.  










7.4.6
A noise report and lighting plan have been submitted with the application.  The Residential Environmental Health Manager has reviewed both reports and has raised no in principle objections to the application on residential amenity grounds but has requested that a more detailed lighting plan be submitted via condition on any grant of consent.  It would also be necessary to control the hours of operation of lighting by condition.

7.4.7
The Commercial Standards Environmental Health Manager has also reviewed the application and submitted documents.  They have commented that historic map analysis shows no history of contaminative or commercial uses, and they do not consider there to be any issues regarding soil contamination.
7.4.8
Access would be from a new roundabout at the junction of Uxbridge Road and Long Lane.  The highways works would result in the loss of part of the existing verge at this junction and the siting of the road closer to existing properties on Long Lane.  It is acknowledged that there would be a change in outlook from these properties, however, the site is allocated site for educational purposes and the comings and goings associated with a school are not considered to be to the detriment of the residential amenities of the nearby residential properties.
7.5
Highways & Access

7.5.1
The NPPF recognises that transport policies have an important role to play in facilitating sustainable development.  Paragraph 32 of the NPPF comments that all developments that generate significant amounts of movement should be supported by a Transport Statement or Transport Assessment.  Plans and decisions should take account of whether:

· the opportunities for sustainable transport modes have been taken up depending on the nature and location of the site, to reduce the need for major transport infrastructure;

· safe and suitable access to the site can be achieved for all people; and

· improvements can be undertaken within the transport network that cost effectively limit the significant impacts of the development.  Development should only be prevented or refused on transport grounds where the residual cumulative impacts of the development are severe.

7.5.2
Policy CP1 of the Core Strategy (adopted October 2011) advises that in ensuring all development contributes to the sustainability of the District, it is necessary to take into account the need to reduce the need to travel by locating development in accessible locations and promoting a range of sustainable transport modes.

7.5.3
Policy CP10 (Transport and Travel) of the Core Strategy (adopted October 2011) advises that all development should be designed and located to minimise the impacts of travel by motor vehicle on the District.  Development will need to demonstrate that:


i) It provides a safe and adequate means of access


j) It is appropriate in scale to the existing infrastructure…


k) It is integrated with the wider network of transport routes…


l) It makes adequate provision for all users…


m) It includes where appropriate, provision for public transport either within the scheme or through contributions


n) The impact of the proposal on transport has been fully assessed…


o) The proposal is accompanied by a draft Green Travel Plan

7.5.4
The application has been submitted with a Transport Assessment, Outline School Travel Plan and Delivery and Servicing Plan.  The submitted documents have been reviewed by the Highway Authority who raise no objection to the proposed development subject to conditions relating to an updated Transport Assessment, access arrangements, full Travel Plan and Construction Management Plan.  The applicants’ Transport Consultant has responded to the requested conditions (4.2.2 above) and these comments are being reviewed by the County Highways Officer.  The discussion below reflects the current response from HCC Highways.  
7.5.5
The proposed school would be accessed from the A412 Uxbridge Road.  This road is classified as a Main Distributor within Hertfordshire’s road hierarchy and consequently carries significant traffic volumes.  The submitted details identify that access into the site would be from a new roundabout at the junction of Long Lane and Uxbridge Road.  A 30mph speed restriction is in place on Uxbridge Road and the Highways Officer has commented that the introduction of a roundabout in this location will serve to reduce speeds of through traffic to the benefit of road safety.
7.5.6
A total of 165 car parking spaces (including 32 drop-off spaces), 2 minibus spaces, 4 coach drop-off spaces and cycle stands to accommodate 178 cycles are proposed.  The parking and drop-off facilities have been designed to accommodate suitable and safe drop-off facilities for both car and coach passengers.  The Highways Officer has confirmed that the highway improvement works have been reviewed through a Stage 1 Road Safety Audit and the Transport Assessment confirms that any problems identified will be resolved as part of the detailed design. The Highway Authority will require that all highway improvement works are undertaken through a Section 278 agreement (and the approvals associated with it).
7.5.7
Trip generation figures are presented in the submitted report and have been calculated using pupil and staff numbers identified for the proposed school.  Travel mode share and traffic distribution predictions are based on survey information from the existing school and other local school sites.  The Highways Authority has commented that the vehicular trips predicted are appropriate and they do not dispute the conclusions.  The Transport Assessment predicts that up to 45% of the secondary school students could travel to and from the site by cycle or on foot.  The Highways Authority have advised that they will require that off-site highway improvement measures are identified to promote cycle travel to and from the site, with a particular focus to the west of the site.
7.5.8
The proposed access arrangements incorporating new roundabout are designed to accommodate the traffic generated by the proposed school.  Junction capacity analysis has been undertaken assuming predicted traffic flows to and from the development, existing flows and future growth.  The Highway Authority acknowledges that the nature of the roundabout junction will result in the formation of some traffic queues on Uxbridge Road.  These have been analysed for the periods of peak traffic generation for the school (8-9 am and 3.45-4.45 pm) and the traffic queues predicted with the development in operation do not exceed 10 vehicles during normal traffic conditions.  As such the Highway Authority does not consider that any resulting delays to traffic on the highway network will be significant and the proposed junction arrangement can accommodate all traffic movements associated with the proposed development.
7.5.9
As previously noted, in order that the site can accommodate the required education provision over the plan period, it is necessary that proposed highways works are able to demonstrate that they can accommodate the projected traffic flows from an 8fe secondary school and a 2fe primary school or that they can be adapted to do so in the future.  The submitted junction capacity analysis has identified the potential for a significant queue to form on the westbound Uxbridge Road approach.  Mitigation measures have been identified to reduce the queue to a manageable level and the resulting delays on the highway network are not considered to be significant.  The Highway Authority considers that the need for these mitigation measures should be assessed as part of any future application for further development of the site.
7.5.10
The site is within an acceptable walking distance of a large number of residential properties.  The proposed highway improvements include off-site works to deliver a signal controlled crossing on Uxbridge Road.  The proposal refers to a Pelican crossing (pedestrians), however, the Highway Authority has requested a Toucan crossing (pedestrians and cyclists) to deliver a continuous link for pedestrians and cyclists between the school and residential area of Maple Cross.  The applicant has confirmed that they are happy to upgrade their proposals to include a Pelican crossing.
7.5.11
The application proposes a gravel footpath from the Uxbridge Road which would extend through the no build zone and Wildlife Site to provide pedestrian access to the school.  The Landscape Officer has queried whether the use of gravel for the surface is appropriate to accommodate bicycles and wheelchairs.  The Highway Authority notes that these measures will deliver a continuous link and has raised no objection.
7.5.12
Uxbridge Road is served by a number of bus services, although not all extend as far as the application site.  It is suggested that this could be achieved if there was evidence of additional passenger demand.  The existing eastbound bus stop on Uxbridge Road is shown to be relocated slightly further east (approximately 60 metres).  The current eastbound bus stop arrangement is known to result in traffic conflicts and whilst the Highway Authority acknowledge that the position of the proposed relocation is not ideal, they do consider that it represents an improvement compared to the existing arrangement.

7.5.13
There are currently two school buses operating for the Tolpits Lane site and it is proposed to retain these for the first year of operation at the Long Lane site.  This will then be reviewed depending on the demand associated with future intake.  

7.5.14
Given the pedestrian, cycle and bus links and proposed improvements in these areas, the site is considered to be well located in terms of sustainable travel options. 
7.5.15
The concerns raised regarding highway safety matters are noted.  The submitted Transport Assessment includes details of personal injury collisions recorded on the highway network in the vicinity of the application site for a 5 year period ending September 2015.  The Highway Authority has commented that there are no significant clusters or patterns to the collisions and they do not consider that the proposed development will have a detrimental impact on the safety and users of the adjacent highway network.
7.5.16
The application is also accompanied by a Delivery and Servicing Plan.  A loading bay is proposed within the south west of the car park with bin stores at the west end of the site to the south of the school buildings.  The submitted Delivery and Servicing Plan includes access and egress arrangements for service and refuse vehicles.

7.5.17
In summary, it is acknowledged that the proposed development will generate a significant number of person trips, however, many of these can be accommodated using sustainable travel modes with improvements to pedestrian, cycle and bus access facilities proposed.  Where pupils are brought by car they will be able to be dropped off within the site as the layout has been designed to accommodate drop-off facilities.  It is considered that the proposed improvements to the Uxbridge Road and Long Lane junction will mitigate for the additional vehicular trips such that it is not considered that the proposed development will result in a significant impact on the safety and operation of the adjacent highway network.  As such, the Highway Authority raises no objections subject to conditions.
7.6
Parking

7.6.1
The development proposes 133 car parking spaces (including 3 disabled spaces); 6 motorcycle spaces; 2 minibus spaces; and 4 coach drop-off spaces.  32 drop-off car spaces (in addition to the 133 car parking spaces) are also proposed.  Cycle storage is also proposed, with 84 covered cycle stands to accommodate 168 student bicycles and 5 covered cycle stands to accommodate 10 staff bicycles.
7.6.2
The NPPF (paragraph 39) advises that, if setting local parking standards for residential and non-residential development, local planning authorities should take into account:

· The accessibility of the development;
· The type, mix and use of development; 
· The availability of and opportunities for public transport;
· Local car ownership levels; and
· An overall need to reduce the use of high-emission vehicles.
7.6.3
Policy DM13 of the Development Management Policies LDD (adopted July 2013) advises that development should make provision for parking in accordance with the parking standards set out in Appendix 5.  Appendix 5 does advise that the standards for car parking may be adjusted according to which zone the proposed development is in.

7.6.4
The maximum requirements as set out in Appendix 5 are:

	Cars
	1 space per full-time member of staff plus 1 space per 8 pupils over 17 years old plus 1 space per 20 pupils under 17 years old. 

	Disabled Motorists 
	Individual spaces for each disabled employee plus 2 spaces or 5% of total capacity, whichever is greater.



	Cycle Parking
	1 long-term space per 10 full time staff plus 1 long-term space per 5 students.


7.6.5
When fully occupied, the school would provide placement for 840 students (including 240 sixth form students); 80 Full Time Equivalent (FTE) staff of which 45 would be teaching staff; 7 catering staff (5 part time); and 8 cleaners who would be working in the evenings.
7.6.6
The policy would therefore require:

	Cars
	82 (FTE staff) x 1 = 82

240/8 = 30 x 1 = 30

600/20 = 30 x 1 = 30


	142 car parking spaces


	Disabled Motorists
	5% of 142 = 6.65
	7 disabled spaces

	Cycle Parking
	82 (FTE staff) / 10 = 8.2 x 1 = 8.2
840 / 5 = 168 x 1 = 168
	176 cycle spaces


7.6.7
The above table illustrates a requirement for 142 car parking spaces (of which 7 should be accessible) and 176 cycle spaces.  

7.6.8
It should be noted that the car parking requirement is the maximum and does not include any zonal reduction.  The application site is located adjacent to zone 4 where provision of 75 – 100% of the parking standard may be appropriate.  Whilst it is acknowledged that the application site is not within the zone, this is due to the site currently being undeveloped and given its siting adjacent to this zone it would not be unreasonable to apply a reduction.  Provision of 75-100% of the parking standard would equate to 107 – 142 spaces.
7.6.9
As noted above, the development proposes 133 car parking spaces (including 3 disabled spaces) and 32 drop-off spaces.  Whilst the provision of 133 spaces would slightly short of the maximum policy requirement for 142 spaces, when considering the drop-off spaces there would be a total of 165 car spaces at the site.  It is also noted that the provision of 133 spaces would sit within the range of spaces (107 – 142) considered appropriate for zone 4.
7.6.10
There is currently a shortfall of 4 accessible spaces.  The applicant has confirmed that there are currently no disabled employees and as such they consider the provision of accessible spaces appropriate.
7.6.11
The provision of 168 cycle spaces for students would meet policy requirements and the provision of 10 cycle spaces for staff would exceed policy requirements.
7.7
Trees & Landscaping
7.7.1
Paragraph 109 of the NPPF advises that the planning system should contribute to and enhance the natural and local environment by protecting and enhancing valued landscapes.

7.7.2
In ensuring that all development contributes to the sustainability of the District, Policy CP12 of the Core Strategy (adopted October 2011) advises that development proposals should:


i) Ensure that development is adequately landscaped and is designed to retain, enhance or improve important existing natural features; landscaping should reflect the surrounding landscape of the area and where appropriate integrate with adjoining networks of green open spaces.

7.7.3
Policy DM6 (Biodiversity, Trees, Woodlands, Watercourses and Landscaping) of the Development Management Policies LDD (adopted July 2013) advises that development proposals for new development should be submitted with landscaping proposals which seek to retain trees and other landscape and nature conservation features.  Landscaping proposals should also include new trees to enhance the landscape of the site and its surroundings as appropriate.
7.7.4
Policy DM7 (Landscape Character) of the Development Management Policies LDD (adopted July 2013) advises that in all landscaping regions, the Council will require proposals to make a positive contribution to the surrounding landscape.

7.7.5
The Landscape Officer has reviewed the submitted details and has requested additional information be provided at this stage to enable their full assessment of the proposals.
7.7.6
The Landscape Officer notes that the Landscape and Visual Impact Assessment refers to supplementary tree and hedge planting to the west and south-west (including the bund) which is not detailed on the submitted plans.  Planting within the new roundabout is also mentioned but not indicated on the plans.  The extent and nature of proposed planting, particularly on the bund, will impact on the effectiveness of it as providing screening to the development and as such it is considered appropriate to request details at this stage.
7.7.7
Whilst it is recognised that the removal of some trees (including T21,T23, T24 and T25) is necessary to facilitate the proposed roundabout works, it is not clear why T22 and T26 need to be removed and their retention is encouraged.
7.7.8
An updated plan has been requested that clearly labels all trees and identifies those to retained / lost.  The agent has confirmed that they will provide further clarification.  
7.8
Sustainability

7.8.1
Policy CP1 of the Core Strategy requires all applications for new development to submit an Energy and Sustainability Statement demonstrating the extent to which sustainability principles have been incorporated into the location, design, construction and future use of proposals and the expected carbon emissions. 

7.8.2
Policy DM4 of the Development Management Policies requires applicants to demonstrate that development will produce 5% less carbon dioxide emissions than Building Regulations Part L (2013) requirements having regard to feasibility and viability. This may be achieved through a combination of energy efficiency measures, incorporation of on-site low carbon and renewable technologies, connection to a local, decentralised, renewable or low carbon energy supply. 
7.8.3
The application is accompanied by an Energy Strategy and Sustainability Statement which sets out the following proposed carbon reduction strategy to achieve the required reduction in carbon dioxide emissions:
· Maximise passive design to reduce energy usage.

· Optimise natural light.

· High efficiency plant.

· Low energy lighting.

· Heat recovery to larger mechanical ventilation systems.

· Central control system to monitor energy use.

· Metering of primary energy supplies.

· Photovoltaics (approximately 189 square metres).

· Water conservation and management.

7.8.4
The development would therefore be acceptable in this regard in accordance with Policy CP1 of the Core Strategy (adopted October 2011) and Policy DM4 of the Development Management Policies LDD (adopted July 2013). 

7.9
Wildlife & Biodiversity

7.9.1
Section 40 of the Natural Environment and Rural Communities Act 2006 requires Local Planning Authorities to have regard to the purpose of conserving biodiversity.  This is further emphasised by regulation 3(4) of the Habitat Regulations 1994 which state that Councils must have regard to the strict protection for certain species required by the EC Habitats Directive.  The Habitats Directive places a legal duty on all public bodies to have regard to the habitats directive when carrying out their functions. 

7.9.2
The NPPF (paragraph 109) advises that the planning system should contribute to and enhance the natural and local environment by:

“Minimising impacts on biodiversity and providing net gains in biodiversity where possible, contributing to the Government’s commitment to halt the overall decline in biodiversity, including by establishing coherent ecological networks that are more resilient to current and future pressures”.

7.9.3
When determining planning applications, the NPPF (paragraph 118) advises that local planning authorities should aim to conserve and enhance biodiversity by applying principles which include:

· If significant harm resulting from a development cannot be avoided, adequately mitigated, or, as a last resort, compensated for, then planning permission should be refused.

· Opportunities to incorporate biodiversity in and around developments should be encouraged.

7.9.4
National Planning Policy requires Local Authorities to ensure that a protected species survey is undertaken for applications where biodiversity may be affected prior to the determination of a planning application.  This is in line with Policy CP9 (Green Infrastructure) of the Core Strategy (adopted October 2011) which sets out the Council’s priorities for green infrastructure, which includes conserving and enhancing key biodiversity habitats and species.

7.9.5
Policy DM6 of the Development Management Policies LDD (adopted July 2013) requires that development conserves, enhances, and where appropriate, restores biodiversity.

7.9.6
The application has been accompanied by a Local Biodiversity Checklist and Ecological Impact Assessment.
7.9.7
Hertfordshire Ecology have been consulted and have commented that there are records of Lesser Calamint (a perennial herb of the mint family), listed as vulnerable and thought to be nationally scarce in the UK adjacent to the application site.  This has contributed to the verge being designated as a Local Wildlife Site.  Mitigation Strategies have been referenced in the Ecological Implications Assessment, through the production of a Construction Environment Management Plan.  Other constraints, such as the possibility of reptiles and mitigation of impacts to breeding birds are also referred to in this document.
7.9.8
Having reviewed the submitted details, Hertfordshire Ecology have raised no objections to the application (including proposed footpath) subject to conditions requiring the submission of a Construction Environmental Management Plan and Habitat Management Plan.

7.9.9
The Construction Environmental Management Plan should include:

a) Risk assessment of potentially damaging construction activities. 
b) Identification of “biodiversity protection zones”. 
c) Practical measures (both physical measures and sensitive working practices) to avoid or reduce impacts during construction (may be provided as a set of method statements). 
d) The location and timings of sensitive works to avoid harm to biodiversity features. 
e) The times during which construction when specialist ecologists need to be present on site to oversee works. 
f) Responsible persons and lines of communication. 
g) The role and responsibilities on site of an ecological clerk of works (ECoW) or similarly competent person. 
h) Use of protective fences, exclusion barrios and warning signs. 
7.9.10
The Habitat Management Plan should include:
a) Purpose and conservation objectives for the proposed works. 
b) Review of site potential and constraints. 
c) Detailed design(s) and/or working method(s) to achieve stated objectives. 
d) Extent and location/area of proposed works on appropriate scale maps and plans. 
e) Type and source of materials to be used where appropriate, e.g. native species of local provenance. 
f) Timetable for implementation demonstrating that works are aligned with the proposed phasing of development. 
g) Persons responsible for implementing the works. 
h) Details of initial aftercare and long term maintenance. 
i) Details of monitoring and remedial measures. 
j) Details for disposal of any wastes arising from the works. 
7.9.11
With regards to external lighting, the Ecological Implications Assessment states that site lighting should be sympathetic to ecological receptors, however, Hertfordshire Ecology have raised concerns that the submitted External Lighting Planning Statement does not take this into account.  Therefore they recommend that details of the lighting scheme should be secured via condition in order that it can be fully assessed.
7.9.12
Subject to conditions, the development would be acceptable in this regard in accordance with the requirements of Policy CP9 of the Core Strategy (adopted October 2011) and Policy DM6 of the Development Management Policies LDD (adopted July 2013).
7.10
Flooding, Drainage & Contamination

7.10.1
The NPPF at paragraph 94 states:


“Local Planning Authorities should adopt proactive strategies to mitigate and adapt to climate change, taking full account of flood risk, costal change and water supply and demand considerations”.

7.10.2
Paragraph 100 states:


“Inappropriate development in areas at risk of flooding should be avoided by directing development away from areas at highest risk, but where development is necessary, making it safe without increasing flood risk elsewhere…”

7.10.3
Paragraph 109 of the NPPF advises that the planning system should contribute to and enhance the natural and local environment by remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land, where appropriate.
7.10.4
Policy CP1 of the Core Strategy (adopted October 2011) recognises that taking into account the need to (b) avoid development in areas at risk of flooding will contribute towards the sustainability of the District.  

7.10.5
Policy CP12 of the Core Strategy (adopted October 2011) also acknowledges that the Council will expect development proposals to build resilience into a site’s design taking into account climate change, for example flood resistant design.

7.10.6
Policy DM8 (Flood Risk and Water Resources) of the Development Management Policies LDD (adopted July 2013) advises that development will only be permitted where it would not be subject to unacceptable risk of flooding and would not unacceptably exacerbate the risks of flooding elsewhere and that the Council will support development where the quantity and quality of surface and groundwater are protected and where there is adequate and sustainable means of water supply.  Policy DM8 also requires development to include Sustainable Drainage Systems (SuDs).  A SuDS scheme for the management of surface water has been a requirement for all major developments since April 2015.
7.10.7
Policy DM9 (Contamination and Pollution Control) of the Development Management Policies LDD (adopted July 2013) advises that the Council will refuse planning permission for development which would give rise to polluting emissions. 
7.10.8
As previously noted, the Commercial Standards Environmental Health Manager has reviewed the application and submitted documents.  They have commented that historic map analysis shows no history of contaminative or commercial uses, and they do not consider there to be any issues regarding soil contamination.
7.10.9
The application site is located in Flood Zone 1 (low probability of flooding) and the application is accompanied by a Flood Risk Assessment and Supplementary Geo-Environmental Investigation.
7.10.10
Hertfordshire County Council as Lead Local Flood Authority (LLFA) has raised an initial objection to the proposal in the absence of an acceptable Flood Risk Assessment.  The LLFA have advised that the following information is required as part of the Flood Risk Assessment;
· Confirmation from Thames Water that they are satisfied with the proposed discharge rates and volumes.
· Assessment of the increase in flood risk from the new proposed roundabout.
· Assessment of the increase in flood risk from proposed landscaped acoustic bund.
· Clarification of drainage arrangements for all playing fields. 

7.10.11
Further information has been provided by the applicants’ agent and this is being reviewed by HCC.
7.10.12
Neither Thames Water or Affinity Water raise any objections to the proposed development.   Thames Water have provided guidance to be included as informatives on any consent, relating to surface water drainage; fat traps in catering establishments; development in proximity of Thames Water sewers; and trade effluence consent.  As piling has the potential to impact on local underground sewerage infrastructure, a condition is requested requiring that no piling take place until a piling method statement has been submitted to and approved by the Local Planning Authority.

7.11
Archaeology

7.11.1
Policy DM3 of the Development Management Policies LDD (adopted July 2013) advises that;

“Where an application site includes, or is considered to have the potential to include, heritage assets with archaeological interest, it must be accompanied by an appropriate desk-based assessment and, where desk-base research is insufficient to properly assess the interest, a field evaluation…”

7.11.2
The application is accompanied by an Archaeological Evaluation and Summary.  An archaeological evaluation comprising 11 Trial Trenches was undertaken at the site in March 2016.  Archaeological remains were identified to be present in six of the eleven evaluation trenches located across the southern end of the site, in Trenches 1, 2, 5, 7, 9, 10 and 11.  The remainder were devoid of archaeological remains.

7.11.3
The submitted details have been reviewed by the County Archaeologist who has advised that given the evaluation results, the development should be regarded as likely to have an impact on heritage assets of archaeological interest.  As such, they recommend that any grant of consent be subject to a condition requiring a programme of archaeological monitoring.
7.12
CIL / Planning Obligations
7.12.1
Paragraph 203 of the NPPF states that:


“Local Planning Authorities should consider whether otherwise unacceptable development could be made acceptable through the use of conditions or planning obligations.  Planning Obligations should only be used where it is not possible to address unacceptable impacts through a planning condition”. 

7.12.2
Policy CP8 (Infrastructure and Planning Obligations) of the Core Strategy (adopted October 2011) advises that: 


“Development proposals will provide, or make adequate contributions towards, infrastructure and services to:


a) Make a positive contribution to safeguarding or creating sustainable, linked communities


b) Offset the loss of any infrastructure through compensatory provision


c) Meet ongoing maintenance costs where appropriate”.

7.12.3
The Community Infrastructure Levy (CIL) is a planning charge, introduced by the Planning Act 2008 as a tool for local authorities in England and Wales to help deliver infrastructure to support the development of their area.  The Three Rivers Community Infrastructure Levy (CIL) came into force on 1 April 2015. This is a charge on new developments for use towards infrastructure projects within the District, including transport proposals, education facilities, leisure facilities, health care facilities, social and community facilities and emergency services.  However, the development would not be liable for CIL as this only applies to residential and retail uses.
7.13
Other
7.13.1
Sport England have advised that they support the principle of the development but have requested that appropriate conditions be included on any grant of consent relating to playing field construction, multi-use games area design and a community use agreement.  The purpose of the conditions is to ensure that the sports facilities are fit for purpose and suitable for addressing school and/or community needs.
7.13.2
Paragraph 112 of the NPPF states that;

“Local planning authorities should take into account the economic and other benefits of the best and most versatile agricultural land. Where significant development of agricultural land is demonstrated to be necessary, local planning authorities should seek to use areas of poorer quality land in preference to that of a higher quality”.

7.13.3
Whilst objections to the loss of agricultural land are noted, the application site is an allocated Education Site, referred to as site S(a) in the Site Allocations LDD (adopted November 2014).  

7.13.4
The Crime Prevention Design Advisor has raised no objections to the proposed development but has provided guidance on design standards.
8.
Recommendation
8.1
Members should note that there is no recommendation for approval or refusal at this stage in the consideration of the application.
8.2
Consequently, it is recommended that the Committee notes the report, and is invited to make general comments with regards to the material planning issues raised by the application.

