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1.  Introduction 

1.1. This Planning Statement has been prepared by Cushman & Wakefield on behalf of the applicant, 

the Education Funding Agency (hereafter ‘the Applicant’). The applicant is seeking to provide a new 

secondary school (hereafter ‘Bolder Academy’) at 1 MacFarlane Lane, Isleworth, Hounslow, TW7 

5PN. This Planning Statement examines the merits of the proposal which comprises full planning 

permission for demolition of club house and associated car park and Multi-Use Games Area 

(MUGA), construction of a new part 2 - part 4 storey secondary school (Use Class D1) with ancillary 

car parking, cycle parking, Multi-Use Games Area, hard and soft landscaping and associated works, 

together with improvements to MacFarlane Lane. The proposed secondary school floorspace is 

8881 sq m (GIA). 

1.2. As a preface to this statement, this application is for a community use and seeks to bring much 

needed school places to this part of Hounslow and it is relevant to underline the role and purpose 

of planning. This is most clearly expressed in the Ministerial Foreword by Greg Clark MP to the 

NPPF. In this he states: 

“The purpose of planning is to help achieve sustainable development.  

Sustainable means ensuring that better lives for ourselves don’t mean worse lives for future 

generations. Development means growth. We must accommodate the new ways by which 

we will earn our living in a competitive world… 

So sustainable development is about positive growth – making economic, environmental 

and social progress for this and future generations.  

The planning system is about helping to make this happen. 

Development that is sustainable should go ahead, without delay – a presumption in favour 

of sustainable development that is the basis for every plan, and every decision… 

In order to fulfil its purpose of helping achieve sustainable development, planning must not 

simply be about scrutiny. Planning must be a creative exercise in finding ways to enhance 

and improve the places in which we live our lives”. 

1.3. Furthermore, the DCLG Policy Statement ‘Planning for Schools Development’ (August 2011) 

outlines the Government’s commitment to support the development of state-funded schools and 

their delivery through the planning system. The Policy Statement states: 

“It is the Government's view that the creation and development of state-funded schools is 

strongly in the national interest and that planning decision-makers can and should support 

that objective, in a manner consistent with their statutory obligations. We expect all 

parties to work together proactively from an early stage to help plan for state-school 

development and to shape strong planning applications. This collaborative working would 

help to ensure that the answer to proposals for the development of state-funded schools 

should be, wherever possible, ‘yes’" 

1.4. The Government believes that the following principles should apply: 

“there should be a presumption in favour of the development of state-funded schools, as 

expressed in the NPPF” 

1.5. This Planning Statement will identify the reasons why the application proposal should be considered 

and accepted as sustainable development and that very special circumstances have been 

demonstrated due to lack of available sites and education need – and that these should be given 

significant weight in the overall planning balance. 

1.6. Section 2 of this report describes the site and the surrounding area. Section 3 summarises the 

relevant planning history associated with the site. Section 4 summarises the public consultation and 

pre-application consultation. Section 5 sets out the proposed development. Section 6 sets out 

information on the proposed Bolder Academy. A review of all relevant planning policies at the 
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national and local level are set out in Section 7 and the assessment of the suitability of the proposal 

is provided in Section 8. Our conclusions and summary are provided in Section 9. 

1.7. This Planning Statement is to be read in conjunction with the full suite of technical reports and 

drawings submitted in support of the planning application. These are listed in full on the covering 

letter. 

1.8. The scope of the submitted documentation has been agreed with London Borough of Hounslow 

(hereafter ‘LB Hounslow’) which will allow for expedient validation. 
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2.  Site and the Surrounding Area 

2.1. The application site is located within the administrative area of the LB Hounslow, within the Osterley 

and Spring Grove Ward, extending to a site area of 6.73 hectares including the access. The site 

currently forms part of the wider Grasshoppers Rugby Football Club with the two-storey club house 

and car parking occupying the southern half of the site and the pitches to the north and north-east, 

together with the shared private access road thereto known as Macfarlane Lane..  

2.2. The site lies 2.2km to the north of Isleworth, 1.7km to the west of Brentford, 1km to east of Osterley 

Park, 2.1km to the north-west of the River Thames and 2.7km to the north-west of Kew Gardens.  

2.3. The site is located at the north-western end of MacFarlane Lane, bounded to the south by Sky 

Campus, with the Wyke Green Golf Club and railway line beyond to the north. Centaurs Rugby 

Club and Goals Gillette Corner site are located immediately to the west of the site, with residential 

uses beyond fronting onto Syon Lane. The eastern boundary of the site is occupied by an area of 

hard-standing ground associated with a large warehouse, with a freight railway line beyond. 

2.4. The character of the wider area consists of a mix of residential, recreational, retail and employment 

uses. To the south lies the Great West Road, the Golden Mile of Brentford typified by office and 

commercial buildings. Beyond the waste management facility lies Boston Manor Park and to the 

west past the sports fields lie Osterley House and Park, a National Trust property. 

2.5. The immediate site context comprises a mix of residential uses to the west (albeit generally 

separated by the Goals Centre/Centaurs Rugby Club) and mid-rise commercial/industrial to the 

south. There is a diverse mix of housing types in the local area, ranging from semi-detached and 

short terraces along Syon Lane, two-storey detached and semi-detached properties along Wood 

Lane, and more modern terraces on Crowntree Close and larger flat blocks on Braybourne Drive. 

Larger scale buildings in the form of the Tesco Supermarket and Osterley Wyevale Garden Centre 

are a short distance from the application site. 

2.6. The application site is designated as Metropolitan Open Land (MOL) in the adopted Local Plan, but 

is otherwise undesignated. The site is not allocated as a proposal site in the adopted Local Plan. 

There are three Sites of Importance for Nature Conservation within 200m of the site (Piccadilly Line 

Railsides in Hounslow, Osterley Park and Wyke Green Golf Course). The site is located within 

Flood Zone 1. The site does not lie within a Conservation Area and there are no listed buildings on 

or immediately adjoining the site. The nearest Conservation Area (Osterley Park) is located on the 

opposite side of the Piccadilly railway line. The nearest statutory listed buildings (Centaurs RFC 

Pavilion and Club House and the former Gillette Factory) are within 1km of the site to the immediate 

west and south-west respectively. The site is not located within an Archaeological Priority Area.  

2.7. Vehicular access to the site is taken from MacFarlane Lane which extends to the south-west of the 

site joining Syon Lane. MacFarlane Lane has a 10mph speed restriction with periodic traffic calming 

methods in place. There are footways extending part way along each side of MacFarlane Lane 

which together provide pedestrian access along its entire length. 

2.8. The site was found to have an average PTAL rating of 0, which is the lowest rank of accessibility 

by public transport. The nearest bus stop on Syon Lane is positioned at the Tesco Supermarket 

and is the terminal for the H28 route, which is a low frequency route. A number of other bus routes 

serve the area, including 235, 237 and 267. The site has close links to the A4 dual carriageways 

and M4 motorways.  

2.9. Residential is the main land use along Syon Lane in the vicinity of its junction with Macfarlane Lane. 

The grounds of the former Conquest Club lie some 250m north of the MacFarlane Lane junction. 

Planning permission has been granted on this site for an all-through free school for c.1400 pupils 

(known as Nishkam School) and for a new sportsground to accommodate the relocation of the 

Grasshopper Rugby Club. 
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3.  Planning History 

3.1. A review has been undertaken of the London Borough of Hounslow Council’s online planning history 

records which has revealed a number of relevant planning applications in relation to Grasshoppers 

Sports Ground, MacFarlane Lane, Isleworth, TW7 5PN. Below shows a summary of the planning 

history: 

Table 1 – Planning History 

Application Ref 

No. 

Description Decision 

P/2014/3685 Erection of a single storey modular building changing facility 

to accommodate 5 persons with shower and toilet facilities.  

Approved 

28/10/2014 

P/2014/0901 Erection and installation of floodlighting for sports field. Approved 

27/01/2015 

P/2012/1472 Erection and installation of flood lighting for rugby match and 

training purposes. 

Withdrawn  

14/05/2013 

P/2010/1327 Externally illuminated directional sign for Grasshoppers RFC 

and Goals Soccer Centre.  

Withdrawn 

14/07/2010 

P/2009/2007 Erection of four ten metre high floodlighting columns Approved 

13/10/2009 

P/2009/1764 Erection of a two-storey extension to provide additional 

changing rooms, gym and meeting spaces along with 

alterations to the existing club house. 

Withdrawn 

19/07/2010 

P/2005/2330 Installation of 3 x floodlight columns to training pitch (Pitch 2) 

and replacement of existing floodlights opposite. 

Approved 

08/09/2005 

P/2004/3167 Demolition of existing buildings and erection of a two-storey 

building comprising sports facilities, meeting room, 

gymnasium, training hall, changing rooms, restaurant, 

ancillary accommodation with associated landscaping and 

parking to the existing grounds. 

Approved 

24/07/2006 

P/2002/2321 Erection of 3 floodlights to pitch. Refused 

13/01/2003 

P/2001/2566 Creation of 2 sports pitches. Approved 

22/11/2001 

3.2. The site lawful use is Use Class D2 and is currently used as a sports club and associated facilities 

(Grasshoppers RFC).  

3.3. Grasshoppers RFC is to be relocated to the former Conquest Club which forms the northern part 

of the Nishkam School site off Syon Land to enable the application site to come forward for Bolder 

Academy. Planning permission for the relocation of the Grasshoppers RFC was granted on 24 

February 2017 (ref P/2016/3376) (subject to Section 106 Agreement). The new facilities at Syon 

Lane will represent a substantial improvement over existing provision at Macfarlane Lane. 
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4.  Pre-Application Consultation 

4.1. The Applicant has carried out pre-application consultation with LB Hounslow Planning and 

Transport Officers, GLA, Sport England, the local community, Osterley and Wyke Green Residents 

Association, Sky, Tesco and Osterley & Greenwood Archery Club. The Applicant have carried out 

a number of public consultation events which have informed the proposals. Please see below a list 

of events the Applicant has carried out: 

 LB Hounslow 1st Pre-Application Meeting – 11th November 2016; 

 LB Hounslow Design Pre-Application Meeting – 25th November 2016; 

 LB Hounslow 2nd Pre-Application Meeting – 29th November 2016;  

 Presentation to Osterley and Wyke Green Residents Association – 6th December 2016; 

 Sport England Pre-Application Meeting – 19th January 2017; 

 GLA Pre-Application Meeting – 31st January 2017; 

 LB Hounslow Development Planning Presentation – 23rd February 2017; 

 Public Consultation 1 –  1st March 2017; 

 Public Consultation 2 – AM 4th March 2017;  

 Public Consultation 3 – PM 4th March 2017; and 

 Osterley and Wyke Green Residents Association – 22nd March 2017. 

4.2. A Statement of Community Involvement has been prepared by Forty Shillings which sets out in 

detail the consultation undertaken. 

4.3. Following the validation of planning application by LB Hounslow there will be a further opportunity 

for the public and statutory consultees to comment on the proposals during the statutory 21-day 

consultation period. 

LB Hounslow Pre-Application Advice  

4.4. The Applicant has engaged in pre-application advice with LB Hounslow on the detail of these 

proposals since November 2016. A number of pre-application meetings have been held with LB 

Hounslow which have focused on a number of key topics and issues. As outlined above a number 

of specific meetings where held with LB Hounslow Planning and Transport Officers.  

4.5. Through pre-application advice with LB Hounslow, the scheme has evolved significantly since the 

original design option. Please see below for a summary of the advice and amendments: 

 Following on from the presentation of the original design option, LB Hounslow’s clear 

preference that the building should not extend as far into the MOL. LB Hounslow 

recommended the line of the 5-a-side pitches at Goals and extending this north-east across 

the site as being the ‘build area’. This essentially meant that the main buildings of the school 

should be on the previously developed land (i.e. car park, MUGA and clubhouse) of 

Grasshoppers RFC.  

 Officers stated that parking provision at the front of the site should be removed so that the 

school entrance is the prominent feature as you arrive from MacFarlane Lane. Even having 

a small area of visitor parking in front of this was thought to dilute the prominence of the 

entrance too much. 

 Generally it was felt that the aim to retain the existing Multi-Use Games Court (MUGAs) 

was hampering the building/site layout and their retention should be reconsidered in light 

of the impact on the openness of the MOL. 
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 Further consideration should be given to how the site will be accessed by students and this 

should help inform the site/building layout. An understanding of where pupils will be arriving 

from and giving them a direct route to the school should help inform this.  Any arrangement 

should seek to minimise pedestrian/vehicle conflict along MacFarlane Lane. 

 The means to minimise traffic generation, including restricting access to MacFarlane Lane 

for parents and restricting pick-up/drop-offs on this site should needed to be established. 

4.6. Following on from advice by LB Hounslow Planning, Highways and Design Officers, CallisonRTKL 

reviewed the schemed and re-developed the scheme. The revised scheme was well received by 

LB Hounslow Officers. 

4.7. Overall, the pre-application advice was positive and the Council is broadly supportive of Bolder 

Academy subject to addressing transport impacts, inappropriate development in the MOL, 

sequential assessment and providing educational need / justification. 
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5.  Development Proposals 

5.1. A full planning application is being made for:  

‘Demolition of club house and associated car park and MUGA, construction of a new 

part 2 - part 4 storey secondary school (Use Class D1) with ancillary car parking, 

cycle parking, Multi-Use Games Area, hard and soft landscaping and associated 

works, together with improvements to MacFarlane Lane’ 

5.2. Bolder Academy will be a 6 form entry secondary school and will accommodate up to 180 pupils in 

each academic year group (Years 7 to 11), giving 900 places for pupils aged 11-16. A sixth-form 

with 250 places will also be provided. Bolder Academy includes 25 places for Special Educational 

Needs (SEN) pupils in purpose built accommodation. Under the current proposals, Bolder Academy 

will have an initial Year 7 intake of 150 pupils, with a phased intake of 180 pupils per year thereafter 

up to a capacity of 1,150 pupils. 

5.3. Bolder Academy is expected to employ a total of 90 members of staff upon full occupation of the 

site, with staff numbers expected to increase incrementally alongside pupil numbers until full 

capacity is reached. 

5.4. Bolder Academy will have facilities available for community use, including floodlit playing pitches 

and Multi-Use Games Areas (MUGAs), the Sports Hall, Activity Studio, Main Hall, Drama Studio 

and several seminar learning spaces. Two of the existing playing pitches will be retained for use by 

the school. It should be noted that this community use would be outside of the school’s day and 

typical transport network peak hours (i.e. evenings, weekends and school holidays) and would 

serve a local catchment area. The community use of Bolder Academy will be secured by a 

Community Use Agreement. This will be conditioned to the planning permission. 

5.5. The timings of the school day are to be confirmed, although it is expected that times will be 

staggered with the Nishkam School to minimise conflict between the two sites.  

5.6. A total of 56 car parking spaces will be provided at the site, including 7 disabled bays. A total of 50 

spaces (including 4 disabled bays) will be provided within the main site car park to the north of the 

main school building. A further 6 spaces (including 3 disabled bays) will be provided near to the 

main entrance to the school from Macfarlane Lane. All parking bays will be accessed via Macfarlane 

Lane. A total of 11 parking spaces will be provided with Electric Vehicle (EV) charging points, with 

passive provision at a further 6 spaces to enable simple installation and activation of a charge point 

at a future date. 

5.7. A total of 150 cycle parking spaces will be provided in secure cycle stores in several locations 

around Bolder Academy in line with the London Plan standards. 

5.8. Bolder Academy will be accessed via Macfarlane Lane, which will be improved in order to provide 

a 6.0m carriageway and a 3.0m footway on the northern side across the full length between Syon 

Lane and the proposed site. 
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6.  Bolder Academy  

6.1. Bolder Academy, Hounslow will be a new secondary school set in the heart of the Borough. The 

school will be a six-form entry (6FE), co-educational, non-denominational secondary school 

providing 900 places for those pupils aged 11-16 and a further 250 places for those post-16.  

6.2. The new Bolder Academy will respond to the increasing demand for secondary school places 

across the London Borough of Hounslow and form part of the solution to provide the 21 forms of 

entry needed by 2019. 

6.3. The Post-16 provision will extend student choice and offer additional options in a mixed gender, 

non-denominational setting. The school will provide students with the skills and competencies to 

support meaningful progression into employment by active implementation of the new Post-16 

study programmes. The school will be fully inclusive, supporting students from diverse 

backgrounds and a wide range of heritages, building the aspirations of students, particularly those 

in under-performing groups.   

6.4. The new Bolder Academy will respond to the increasing demand for secondary school places 

across the London Borough of Hounslow and form part of the solution to provide the 21 forms of 

entry needed by 2019. 

6.5. The school will join the Hounslow family of schools – the Education Improvement Partnership (EIP) 

which is made up of nearly 70 local schools (i.e. 54 primary, 14 secondary, 5 special and a local 

Further Education College). Particular support has been given by those Head Teachers of primary 

and secondary schools in the Brentford and Isleworth areas who are acutely aware of the lack of a 

mixed, non-denominational secondary school as an option for local families.  

6.6. The ethos/aspiration of the school is ‘Every Child a Leader’. The school will have high expectations, 

nurture the talents of young people, expand their horizons, provide them with ample opportunities 

to grow as individuals and prepare them to take their place in the global community as both team 

players and potential leaders.  

6.7. The curriculum and organisation of learning will be based upon leadership, producing literate, 

numerate problem solvers and decision makers. The curriculum would be uniquely enriched by 

Sky, particularly within the areas of Sports, Arts and Technology e.g. with the development of a 

Skills Studio, shared sporting and exhibition facilities, master classes and daily access to an 

incredibly talented workforce. 

6.8. Bolder Academy is in active discussions with Sky, whereby there is a shared commitment and 

aspiration to work together to develop the school. The vision of Sky: ‘Believe in Better’ is one which 

encapsulates the school’s vision. Sky has a very strong track record of corporate responsibility and 

is seeking a step change in the organisation’s local engagement. Sharing the school’s values and 

ethos, Sky is considered to bring an exciting and innovative dimension to the school, committing 

resources, experience and expertise. It is thought Sky would offer energy, skills and expertise to 

the curriculum offer; strength and rigour to the governance model of the school and opportunities 

for business leadership and partnership. 

6.9. The partnership with Sky would further enhance exceptionally high quality facilities such as sports 

facilities, a high level theatre specification, IT equipment and exhibition space. Exhibition space will 

be a priority for the school in order to celebrate student success in a public setting. 

6.10. The engagement of Sky is primarily dependent on the ultimate location of the school since proximity 

to their new state of the art Osterley Campus is key. This is in order to realise their ambition of being 

an integral part of the new school through the daily involvement of their employees and partners. 

The long-term commitment and engagement of Sky will be formally captured in a detailed 

partnership agreement covering governance and participation that will be subject to Sky Board 

approval. 

6.11. Bolder Academy is due to open in September 2018 initially in temporary accommodation in the 

Isleworth/Brentford area with 150 students in Year 7 and will expand to full capacity of 1,150 
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students by September 2024 including sixth form. The school will include a 25-place Special 

Educational Needs and Disability Centre for those students with complex needs. This Centre will 

form part of the school and a resource available to all Hounslow students. 
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7.  Planning Policy Context 

7.1. Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that regard is to be had 

to the development plan when determining planning applications; and that decisions shall be made 

in accordance with the plan, unless material considerations indicate otherwise.  

7.2. In this case the development plan comprises the LB Hounslow Local Plan 2015 – 2030 (September 

2015), Employment Development Plan Document (November 2008), the Brentford Area Action Plan 

(January 2009) and the Unitary Development Plan “saved” policies (2007). 

7.3. At the national level, the National Planning Policy Framework (NPPF) is a significant material 

consideration in the determination of planning applications, and those policies of relevance to this 

planning application are considered below in the first instance. The London Plan: the spatial 

development strategy for London consolidated with alterations since 2011 (March 2015) also 

provides relevance to this planning application. National, regional and local policy guidance relating 

to schools is also considered below. 

National Planning Policy Framework 

7.4. The NPPF (published in March 2012) introduced a presumption in favour of sustainable 

development. For decision taking, this presumption means: 

 Approving development proposals that accord with the development plan without delay; 

and 

 Where the development plan is absent, silent or relevant policies are out-of-date, granting 

planning permission unless: 

o Any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits when assessed against the policies in the Framework taken as a 

whole; or 

o Specific policies in the Framework indicate development should be restricted. 

7.5. The NPPF sets out 12 core planning principles that should underpin both plan-making and decision-

taking. The 12 principles include (inter alia): 

 Proactively driving and supporting sustainable economic development to deliver the 

homes, business and industrial units, infrastructure and thriving local places that the 

country needs. Every effort should be made objectively to identify and then meet the 

housing, business and other development needs of an area, and respond positively to wider 

opportunities for growth; 

 Always seek to secure high quality design and a good standard of amenity for all existing 

and future occupants of land and buildings; 

 Encourage the effective use of land by reusing previously developed land (brownfield land), 

provided that it is not of high environmental value; 

 Promote mixed use developments; and 

 Actively manage patterns of growth to make the fullest possible use of public transport, 

walking and cycling, and focus significant development in locations which are or can be 

made sustainable. 

7.6. The NPPF sets out the Government’s commitment to support the delivery of schools through the 

planning system. It advises that local planning authorities (LPAs) should take a proactive, positive 

and collaborative approach to ensuring that a sufficient choice of school places is available to meet 

the needs of existing and new communities and that LPAs should give great weight to the need to 

create, expand or alter schools. 
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7.7. It continues that decision-makers should “work with schools promoters to identify and resolve key 

planning issues before applications are submitted” (Paragraph 72). 

7.8. Paragraph 32 of the NPPF provides guidance on assessing the transport impacts of each site. It 

states that 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 development are severe. 

7.9. Paragraph 87 states that as with previous Green Belt policy, inappropriate development is, by 

definition, harmful to the Green Belt and should not be approved except in very special 

circumstances. 

7.10. It goes on to say at Paragraph 88 that when considering any planning application, local planning 

authorities should ensure that substantial weight is given to any harm to the Green Belt. ‘Very 

special circumstances’ will not exist unless the potential harm to the Green Belt by reason of 

inappropriateness, and any other harm, is clearly outweighed by other considerations. 

National Policy Guidance: DCLG Policy Statement on Planning for 
Schools Development 

7.11. This DCLG policy statement on planning for schools development (published in August 2011) is 

designed to facilitate the delivery and expansion of state-funded schools. It states:  

"The Government is firmly committed to ensuring there is sufficient provision to meet 

growing demand for state-funded school places, increasing choice and opportunity in state-

funded education and raising educational standards. State-funded schools ... educate the 

vast majority of children in England. The Government wants to enable new schools to open, 

good schools to expand and all schools to adapt and improve their facilities. This will allow 

for more provision and greater diversity in the state-funded school sector to meet both 

demographic needs and the drive for increased choice and higher standards".  

7.12. It goes on to say that: 

"It is the Government's view that the creation and development of state-funded schools is 

strongly in the national interest and that planning decision-makers can and should support 

that objective, in a manner consistent with their statutory obligations. We expect all parties 

to work together proactively from an early stage to help plan for state-school development 

and to shape strong planning applications. This collaborative working would help to ensure 

that the answer to proposals for the development of state-funded schools should be, 

wherever possible, ‘yes’". 

7.13. The statement clearly emphasises that there should be a presumption in favour of the development 

of schools and that "Local Planning Authorities should make full use of their planning powers to 

support state-funded schools applications". 

The Challenge for London 

7.14. The importance of following the presumption referred to above in favour of sustainable development 

is critical in London where there is an absolute and pressing need for new homes, jobs and 

infrastructure to deliver sustainable communities. Already in London there are more residents (over 

eight million) than at any time in its history. It is estimated that by 2036 its population will have grown 

to over 10 million people – all needing homes, jobs and accessible services close to their 

community. 
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7.15. In the meantime London’s population is growing at around 100,000 people per annum. There are 

more households forming in London (40,000 per annum) and there is likely to be an increase of 

around 1 million households between 2011 and 20361. This change is taking place now, and so 

the requirements for services, jobs and investment need to be provided for now. 

7.16. Given this context the London Plan states (at paragraph 1.47) “the only prudent course is to plan 

for continued growth” which means planning for factors such as this substantial population growth, 

a growing and ever changing economy, careful and efficient management and use of under-used 

land and resources and improving quality of life for all Londoners and all of London. 

7.17. To accommodate these demands it will be necessary to do so “in ways that do not worsen quality 

of life for London as a whole” and “by enabling growth and change, while also supporting the 

retention of London’s heritage and distinctiveness, and making living here a better and more 

enriching experience for all” (London Plan paragraph 1.48). 

7.18. The challenge for London will be met through intelligent intensification, densification and 

development optimisation at highly accessible locations and transport hubs where there is 

convenient proximity to amenities and to social and economic infrastructure. The best way to deliver 

this plan-led growth will be in and around London’s town centres, along with areas of intensification 

and Opportunity Areas. 

7.19. This is the context within which all decisions on application proposals in London should be made. 

The proposals will provide vital school places within LB Hounslow and London. This proposals will 

enable the needs of the growing population to be met. In addition, for the objectives of the 

development plan and the Framework to deliver sustainable development and balanced and 

inclusive communities to be realised. 

The London Plan (March 2016) 

7.20. The London Plan forms the ‘strategic’ tier of the statutory development plan affecting the site. 

London Borough Local Plans therefore need to be in general conformity with Plan, and its policies 

guide decisions on planning applications by local planning authorities and the Mayor. 

7.21. Policy 3.16 (Protection & Enhancement of Social Infrastructure) outlines the Mayor’s 

commitment to the provision of social infrastructure across London. 

7.22. Policy 3.19 A recognises the need for additional and enhanced social infrastructure provision to 

meet the needs of its growing and diverse population. 

7.23. Policy 3.19 B states that those development proposals which provide high-quality social 

infrastructure will be supported in light of local and strategic social infrastructure needs 

assessments. The suitability of redundant social infrastructure premises for other forms of social 

infrastructure for which there is a defined need in the locality should be assessed before alternative 

developments are considered.  

7.24. Policy 3.19 C Facilities should be accessible to all sections of the community and be located within 

easy reach by various forms of public transport. Wherever possible, the multiple use of premises 

should be encouraged.  

7.25. Policy 3.18 (Educational Facilities) sets out the Mayor’s support for schools in London:  

7.26. Policy 3.18 A outlines that the Mayor will support provision of childcare, primary and secondary 

school, and further and higher education facilities adequate to meet the demands of a growing and 

changing population and to enable greater educational choice, including in parts of London with 

poor educational performance. 

7.27. Policy 3.18 B states the Mayor strongly supports the establishment of new schools, including free 

schools and opportunities to enable local people and communities to do this. 

7.28. Policy 3.18 C states that development proposals which enhance education provision will be 

supported, including new builds. Those which address the current and projected shortage of primary 
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school places and the projected shortage of secondary school places will be particularly 

encouraged. 

7.29. Policy 3.18 D states proposals for new schools should be given positive consideration and should  

only be refused where there are demonstrable negative local impacts which substantially outweigh 

the desirability of establishing a new school and which cannot be addressed through the appropriate 

use of planning conditions or obligations. 

7.30. Policy 3.18 E states that development proposals which maximise the extended or multiple use of 

educational facilities for community or recreational use should be encouraged. 

7.31. Policy 3.18 F states development proposals that encourage co-location of services between 

schools and colleges and other provision should be encouraged in order to maximise land use, 

reduce costs and develop the extended school or college’s offer. On-site or off-site sharing of 

services between schools and colleges should be supported. 

7.32. Policy 3.18 G states that development proposals that co-locate schools with housing should be 

encouraged in order to maximise land use and reduce costs. 

7.33. Paragraph 3.102 states that access to a high quality school education is a fundamental determinant 

of the future opportunities and life chances of London’s children and young people. London’s 

population will continue to be younger than elsewhere in England and Wales and by 2036, its school 

age population is projected to increase by 18 per cent. 

7.34. Policy 3.19 (Sports Facilities) sets out the Mayor’s aspirations for sport and physical activity in 

London. 

7.35. Policy 3.19 B states development proposals that increase or enhance the provision of sports and 

recreation facilities will be supported. Proposals that result in a net loss of sports and recreation 

facilities, including playing fields should be resisted. Temporary facilities may provide the means of 

mitigating any loss as part of proposals for permanent re-provision. Wherever possible, multi-use 

public facilities for sport and recreational activity should be encouraged. The provision of sports 

lighting should be supported in areas where there is an identified need for sports facilities to 

increase sports participation opportunities, unless the sports lighting gives rise to demonstrable 

harm to local community or biodiversity. 

7.36. Policy 3.19 C states where sports facility developments are proposed on existing open space, they 

will need to be considered carefully in light of policies on Green Belt and protecting open space 

(Chapter 7) as well as the borough’s own assessment of needs and opportunities for both sports 

facilities and for green multifunctional open space. 

7.37. Policy 5.3 (Sustainable Design & Construction) outlines the Mayor’s commitment to the highest 

standards of sustainable design and construction to improve the environmental performance of new 

developments and to adapt to the effects of climate change over their lifetime. Development 

proposals are required to demonstrate that sustainable design standards are integral to the 

proposal, including its construction and operation. Major development proposals should meet the 

minimum standards outlined in the Mayor’s SPG and include a number of measures to follow a 

number of sustainable design principles, including: 

 Minimising carbon dioxide emissions across the site 

 Avoiding internal overheating and contributing to the urban heat island effect 

 Efficient use of natural resources  

 Minimising pollution and generation of waste and maximum reuse or recycling 

 Avoiding impacts from natural hazards (including flooding) 

 Ensuring developments are comfortable and secure for users 

 Securing sustainable procurement of materials, using local supplies where feasible; and 

 Promoting and protecting biodiversity and green infrastructure 
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7.38. Policy 6.3 (Assessing Effects of Development on Transport Capacity) provides that 

development proposals should ensure that impacts on transport capacity and the transport network, 

at both a corridor and local level are fully assessed. Development should not adversely affect safety 

on the transport network. Transport Assessments will be required in accordance with TfL’s 

Transport Assessment Best Practice Guidance for major planning applications. 

7.39. Policy 6.13 (Parking) states that the Mayor wishes to see an appropriate balance being struck 

between promoting new development and preventing excessive car parking provision that can 

undermine cycling, walking and public transport use. 

Table 6.3 in the London Plan requires one long-stay cycle space per 8 staff and one long-stay 

space per 8 students for primary and secondary schools. Short-stay requirements are 1 space per 

100 students. 

7.40. Policy 7.14 (Improving Air Quality) recognises the importance of improving air quality in the 

interests of the health and wellbeing of residents. In this regard, development proposals should be 

at least ‘air quality neutral’ and not lead to further deterioration of existing poor air quality (such as 

designated Air Quality Management Areas).  

7.41. Policy 7.15 (Reducing & Managing Noise, Improving and Enhancing the Acoustic 

Environment and Promoting Appropriate Soundscapes) stipulates that various policies will be 

implemented to reduce and manage noise to improve health and quality of life and support the 

objectives of the Mayor’s Ambient Noise Strategy. Development proposals should seek to manage 

noise by implementing a number of strategies.  

7.42. Policy 7.17 (Metropolitan Open Land) states the strongest protection should be given to London’s 

Metropolitan Open Land and inappropriate development refused, except in very special 

circumstances, giving the same level of protection as in the Green Belt. Essential ancillary facilities 

for appropriate uses will only be acceptable where they maintain the openness of MOL. 

London Borough of Hounslow Local Plan 2015 - 2030 

7.43. Policy CC1 (Context and Character) requires develops to have due regard to the Urban Context 

and Character Study and demonstrate how the proposal: 

i. Responds to the design recommendations for each character area and urban type within 

which their development proposal is located. 

ii. Responds to the wider context and history of the area, its communities, its natural 

landscape and its urban structure, form and function. 

iii. Conserves and takes opportunities to enhance particular features or qualities that 

contribute to an area’s character, e.g. mature trees. 

iv. Provides opportunities to help form a new character or improve the poor aspects of an 

existing character that could benefit from enhancement; and 

v. Responds to any local architectural vernacular that contributes to an area’s character, for 

example bay windows. 

7.44. Policy CC2 (Urban Design and Architect) states that LB Hounslow will retain, promote and 

support high quality urban design and architecture to create attractive, distinctive, and liveable 

places. LB Hounslow will achieve this by: 

a) Ensuring proactive urban design forms an integral part of council development plans, 

programmes and processes, and prioritising design guidance for areas of change and 

intensification; 

b) Working with applicants at an early stage (pre-application) to guide and shape the design 

of development proposals; 

c) Reviewing built and proposed developments, decisions and advice to help raise design 

standards and awareness of the value of good design; 
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d) Working with housing providers to improve the design of estates as part of wider 

regeneration programmes; 

e) Working with local communities to understand and improve the urban design of their areas 

through, for example neighbourhood plans; and 

f) Using good practice guidance such as By Design, the Urban Design Compendium, the 

Mayor’s Housing Design Guide, Mayor’s Housing SPG, and Building for Life assessments. 

g) Understand, integrate and where possible add to the natural landscape; including the 

topography, geology, existing features, landscape context, local flora and fauna and wider 

ecological setting of an area.  Schemes should ensure that trees are suitably sited, 

protected during detailed design and construction, and provide amenity for the long term 

through effective maintenance arrangements; 

h) Deliver the right land use mix, amount and density in the right places to support the 

rejuvenation of our town centres and the creation of healthy, diverse and varied places; 

i) Create places that are easy to get to and through, foster active lifestyles, are easy to 

understand and navigate and feel safe during the day and night, with a particular focus on 

pedestrians and cyclists; 

j) Function well in themselves and in their effect on surrounding areas, have a positive impact 

on the amenity of current and future residents, visitors and passers-by and help create 

Lifetime Neighbourhoods that foster social interaction and capital; 

k) Respond meaningfully and sensitively to the site, its characteristics and constraints, and 

the layout, grain, massing and height of surrounding buildings. The orientation of buildings 

and uses on sites to make best use of opportunities for passive design and access to 

daylight/sunlight should be considered; 

l) Provide a clear distinction between private, semi-private and public space, through an 

understanding of fronts and backs of buildings, ground floor uses, and continuity of street 

frontages and enclosure of space to help foster comfortable, usable and safe places; 

m) Provide a high quality, comfortable, safe and attractive public realm, well-integrated into its 

surroundings through using clear, well-defined boundary and building lines to address and 

animate the public realm; 

n) Ensure buildings and spaces are designed to stand the test of time and are easily adaptable 

and resilient to social, economic and technological change, and can accommodate 

movement and car parking in a safe and useable way; 

o) Promote and support contemporary architecture that responds intelligently to current and 

future lifestyles, needs and technology, whilst ensuring it’s rooted in local context, at all 

scales; 

p) Promote low carbon design and incorporate energy efficiency measures that are 

themselves well integrated into the design and appearance of the development; 

q) Carefully consider external appearance, its composition and arrangement, through the use 

of high quality, durable materials and finishes and careful, considered detailing for building 

facades which add visual interest and richness to the street scene. A clear indication of 

how buildings are used and occupied should be presented, seizing opportunities for passive 

design wherever possible; 

r) Be designed to mitigate noise and air quality issues which significantly affect parts of the 

borough; 

s) Be designed so it is fully accessible to people with disabilities or impaired mobility; 

t) Provide adequate outlook, minimise overbearingness and overshadowing, and ensure 

sufficient sunlight and daylight to proposed and adjoining/adjacent dwellings; reduce 
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reliance on single aspect dwellings, particularly if north facing, within noise bands C and D 

(as defined in the Noise Supplementary Planning Document) or containing 3 bedrooms or 

more; provide adequate levels of privacy and minimise direct overlooking through the 

careful layout, design and orientation of buildings and spaces; and 

u) Make well-designed provision for bicycles, and the acceptable storage of refuse, materials 

for recycling and composting and for convenient access for its deposit and collection in 

consultation with the council’s waste services. Enclosures should be robust, well ventilated 

and attractively integrated with the building and screened for privacy and security. 

 

7.45. Policy GB1 (Green Belt and Metropolitan Open Land) states that LB Hounslow will protect and 

enhance Green Belt and Metropolitan Open Land to maintain its openness, quality and 

permanence. This will be achieved through the positive management of both designations and 

improving public access. The Council will achieve this by: 

a) Establishing a Green Belt boundary, to ensure that it is strong and permanent; 

b) Establishing the extent of Metropolitan Open Land in line with the Mayor of London’s 

designation; 

c) Protecting Green Belt and Metropolitan Open Land by ensuring that any development is 

not inappropriate and meets the purposes of the Green Belt and Metropolitan Open Land;  

d) Working with partners to improve public access to the Green Belt and Metropolitan Open 

Land, including the promotion of sports, recreation, leisure and cultural uses that fall within 

the acceptable uses outlined in the NPPF; 

e) Be compatible with and not inappropriate development in the Green Belt (as set out in the 

NPPF) or Metropolitan Open Land (as outlined in the London Plan); 

f) Carefully consider the cumulative impact of extensions and alterations to existing 

development in the Green Belt and Metropolitan Open Land; 

g) Conserve and enhance the nature conservation, landscape and recreation and amenity 

value of Green Belt and Metropolitan Open Land through positive management; 

h) Improve public access to the Green Belt and Metropolitan Open Land; and 

i) Maintain the openness, setting and visual amenity where it is located near the Green Belt 

and Metropolitan Open Land, with particular attention given to the location, setting, design, 

materials, height and landscaping. 

 

7.46. Policy GB7 (Biodiversity) states that the Council will protect and enhance the London Borough of 

Hounslow’s natural environment and seek to increase the quantity and quality of the borough’s 

biodiversity. The Council will achieve this by:  

a) Permitting development only where it can be shown that significant adverse impact on 

biodiversity is avoided, mitigated, or as a last resort, compensated; 

b) Protecting designated international, national and local nature conservation areas, as set in 

supporting facts, and supporting new designations; 

c) Promoting the qualitative enhancement of biodiversity sites, including improvements to  

access, connectivity and the creation of new habitat; 

d) Working with partners, including the Hounslow Biodiversity Partnership, the Crane Valley 

Partnership, the Brent Catchment Partnership and the Thames Landscape Strategy to 

improve conditions for biodiversity;  

e) Encouraging the greening of the borough, through landscaping and tree planting, and 

protecting existing trees through Tree Preservation Orders (TPOs);  
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f) Contribute to the greening of the borough, by incorporating green roofs and walls, 

landscaping, tree planting and other measures to promote biodiversity such as bat and bird 

boxes, through the preparation of ecological plans and strategies where major 

developments are proposed, thereby resulting in a gain for biodiversity in the borough; and 

g) Contribute to the action plans set out in the Hounslow Biodiversity Action Plan. 

7.47. Policy GB9 (Play Space, Outdoor Sports Facilitates and Burial Space) states that the Council 

will protect and improve the provision of play spaces, outdoor sports facilities and burial spaces to 

meet the diverse needs of the borough’s population now and in the future. The Council will achieve 

this by: 

a) Promoting the provision of high quality play spaces that cater for a range of age groups and 

help meet the needs of the borough’s growing child population; 

b) Supporting high quality sports facilities to meet demands for a range of sports and active 

pursuits across the borough, where they are acceptable uses in accordance with polices 

GB1 and GB2; 

c) Promoting the multifunctional use of existing open space for play and sports, including 

school sports facilities and playing fields; 

d) Ensuring burial space is preserved to ensure availability of provision to meet the borough’s 

burial needs now and in the future;  

e) Resisting the loss of play areas or outdoor sports facilities, including playing fields; 

f) Be consistent with the open space and/or nature conservation designation of the land; 

g) Avoid the loss of play areas, burial spaces or outdoor sports facilities, including playing 

fields, except in very special circumstances, as set out in the NPPF; 

h) Ensure sports facilities retain the sense of openness. Where floodlighting can enable longer 

use of outdoor sports facilities, proposals should avoid unacceptable adverse impacts on 

local residents, biodiversity as set out in policy GB7and/or the openness and setting of the 

open space; 

i) Contribute to the provision of improved outdoor sports facilities, where possible; and 

j) Contribute to the improvements or expansion of play spaces, and provide new play spaces 

where appropriate in accordance with the standards set out in the London Plan. 

7.48. Policy CI2 (Education and School Places) states that the Council will plan for, invest in, and 

facilitate development of a network of education facilities which cater for the increased demand for 

places and the changing educational needs of the borough population. The Council will achieve this 

by: 

a) Supporting the delivery of high quality new and expanded primary, secondary and special 

schools, in areas of identified need and where it can be evidenced that the school is 

providing for an unmet demand for places; 

b) Allocating sites and working with other school providers to meet the additional number of 

forms of entry required to support the provision of primary, secondary and special needs 

places for the increased population over the plan period; 

c) Supporting the provision of ‘bulge’ classes and temporary accommodation, but only where 

required in the short term and a longer term strategy is in place; 

d) Encouraging the mixed-use of sites which are suitable for delivering education facilities with 

other appropriate uses, particularly residential, to enable the provision of needed school 

places within the borough; 

e) Supporting the growth and improvement of further and higher education facilities in the 

borough and looking for opportunities to bring a new university to the borough; 
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f) Supporting the provision and improvement of early years places and facilities in light of 

changing statutory responsibilities of the local authority;  

g) Working and co-operating with neighbouring boroughs in planning for school places 

through established forums and other mechanisms;  

h) Deliver new schools or expanded existing schools in locations that are included in the 

development plan as site allocations unless a robust case for not providing or expanding a 

school at that location can demonstrate that: 

i. The school accommodation is not required in that part of the Borough in the Plan 

period; or 

ii. A development for school use at that location would not be viable because it would 

not meet funding requirements. 

i) Demonstrate that a new or expanded education facility, where the site has not been 

allocated for education use, will provide for an unmet demand for school places; 

j) Demonstrate that the impact in terms of traffic, car parking and noise from a new or 

expanded education facility will not cause severe harm to the surrounding area; 

k) Demonstrate that a new or expanded education facility is accessible by a choice of 

sustainable modes of travel in accordance with the type of facility being proposed and that 

car parking provision is in accordance with the standards set out in the London Plan; and 

l) Be accompanied by a Travel Plan for a new or expanded education facility, to be agreed 

with the council and implemented throughout the lifetime of the development. 

7.49. Paragraph 8.6 states that Free Schools will also help to provide new school places. The establishing 

of Free Schools is supported where the proposed school is likely to help meet an identified need 

for places within the borough and complies with other aspects of this policy. The council has 

responded to the changing landscape for school place planning and set in place protocols for 

working with Free School providers. 

7.50. Policy EQ1 (Energy and Carbon Reduction) states that the Council will move towards being a 

low carbon borough, by minimising the demand for energy and promoting renewable and low 

carbon technologies. To achieve this, the Council will: 

a) Promoting opportunities to secure carbon reductions where development comes forward, 

including through a potential Community Energy Fund to provide for allowable solutions, or 

a local carbon offset fund to provide local low carbon projects; 

b) Encouraging developments to incorporate renewable energy and low carbon technologies; 

c) Working with partners to identify opportunities for carbon reductions and encouraging the 

take-up of opportunities to improve the energy efficiency of the existing built environment;  

d) All developments must meet the carbon emission reduction requirements set out in the 

London Plan. 

e) All major developments must: Connect to, or extend, existing decentralised heating, cooling 

or power networks in the vicinity of the site, unless a feasibility or viability assessment 

demonstrates that connection is not reasonably possible. Where networks do not currently 

exist, developments should make provision to connect to any potential future decentralised 

energy network in the vicinity of the site, having regard to opportunities identified through 

the London Heat Map and area specific energy plans; 

f) Evaluate the feasibility and viability of Combined Heat and Power (CHP) systems and, 

where appropriate, examine the feasibility of extending the system beyond the site 

boundary, where developments cannot immediately connect to an existing heating or 

cooling network; and 
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g) Where appropriate make a financial contribution to an agreed borough-wide programme 

for carbon reductions where required reductions cannot be achieved onsite. 

7.51. Policy EQ2 (Sustainable Design and Construction) states that the Council will promote the 

highest standards of sustainable design and construction in development to mitigate and adapt to 

climate change. The Council will achieve this by and expect development proposals to: 

a) Promoting sustainable design and construction, consistent with the principles established 

in the London Plan; 

b) Using national standards for sustainable design and construction to assess environmental 

credentials of developments, and requiring schemes to meet specified levels as minimum;  

c) Encouraging the take-up of opportunities to improve the resource efficiency of existing 

homes and buildings through refurbishment to retrofitting, including through working with 

partner agencies such as Historic England to secure improvements in heritage assets. 

d) Incorporate established principles for sustainable design and construction as set out in the 

London Plan, including passive solar design, water efficiency standards, sustainable 

drainage, the reuse and recycling of construction materials, green roofs and urban 

greening; 

e) Be assessed against the standards for sustainable design and construction set out in Table 

EQ2.1 and submit relevant documentation to demonstrate that minimum specified levels 

are met or meet any national standards that subsequently supersede these; and 

f) Prepare a sustainability statement, where major developments are proposed. 

7.52. Policy EQ3 (Flood Risk and Surface Water Management) states that the Council will ensure that 

flood risk is reduced by ensuring that developments are located appropriately and incorporate any 

necessary flood resistance and resilience measures. In addition, surface water will be managed 

through an increased emphasis on sustainable drainage. The Council will achieve this by and 

expect development proposals to: 

a) Using the sequential and exceptions tests to inform planning decisions in flood risk areas 

to ensure inappropriate development is avoided; 

b) Promoting improved surface water drainage across the borough, by working with partners 

to identify, manage and reduce the risk of surface water flooding; 

c) Promoting the opening up of river corridors and making space for water through the creation 

of buffer zones to water courses and increasing floodplain connectivity; 

d) Working with partners to ensure the provision and maintenance of flood defences, in line 

with the Infrastructure Delivery Plan; 

e) Encouraging the take-up of opportunities to improve flood resistance and resilience in the 

borough’s existing built environment, including drainage improvements, flood guards and 

raising electrical sockets and other vulnerable fittings;  

f) Working with the Environment Agency to implement actions of the Thames Estuary 2100 

plan; 

g) Prepare flood risk assessments, consistent with the requirements of the Environment 

Agency and the Strategic Flood Risk Assessment, and apply the sequential approach within 

site boundaries to ensure flood risk is further decreased; 

h) Incorporate necessary flood resistance and resilience measures, including ensuring that 

adequate flood defences are in place and maintained through the lifetime of the 

development; 

i) Incorporate sustainable drainage systems and avoid non-permeable hard standings with 

the aim of achieving greenfield runoff rates and being consistent with the Surface Water 

Management Plan; and 



Bolder Academy Planning Statement 

 

Cushman & Wakefield | The Education Funding Agency March 2017 | 21  

 
 

j) Where adjacent to the River Thames, demonstrate that they will not preclude future rising 

or set back of the defence as identified in the Thames Estuary 2100 Plan to ensure 

adequate flood protection for the lifetime of the development. 

7.53. Policy EQ4 (Air Quality) states that the Council will seek to reduce the potential air quality impacts 

of development and promote improved air quality conditions across the borough, in line with the Air 

Quality Action Plan. The Council will achieve this by and expect development proposals to: 

a) Assessing the potential air quality impacts of development proposals; 

b) Encouraging air quality-sensitive development to be located in the most appropriate places, 

and requiring mitigation measures to minimise adverse impacts on end users through 

planning conditions; 

c) Ensuring that development does not exacerbate existing air pollution and wherever 

possible improves air quality, by promoting development that reduces and limits exposure 

to emissions through on-site mitigation and is ‘air quality neutral’, and through promoting 

sustainable design and seeking developer contributions where appropriate, consistent with 

the London Plan, the Mayor’s Air Quality Strategy and the National Air Quality Strategy. 

d) Carry out air quality assessments where major developments or change of use to air quality 

sensitive uses are proposed, considering the potential impacts of air pollution from the 

development on the site and neighbouring areas, and the potential for end users to be 

exposed to air pollution, consistent with requirements established in the Air Quality SPD, 

the London Plan and in government and European policy are met; and 

e) Incorporate mitigation measures where air quality assessments show that developments 

could cause or exacerbate air pollution, or where end users could be exposed to air 

pollution. 

7.54. Policy EQ5 (Noise) states that the Council will seek to reduce the impact of noise from aviation, 

transport and noise-generating uses, and require the location and design of new development to 

have considered the impact of noise, and mitigation of these impacts, on new users and surrounding 

uses according to their sensitivity. The Council will achieve this by and expect development 

proposals to: 

a) Assessing the potential noise impacts of development proposals where they are located 

near to noise-sensitive uses (such as housing) or existing sources of noise; 

b) Directing noise-sensitive development to locations outside those areas identified where 

noise exposure is likely to cause adverse effects in terms of public health and well-being 

and children’s cognitive learning in schools; 

c) Ensuring noise-sensitive development is protected against existing and proposed sources 

of noise through careful design, layout and use of materials, adequate insulation of the 

building envelope (including both internal/external walls and ceilings), as well as protecting 

external amenity areas; 

d) Encouraging the uptake of measures to decrease noise nuisance in the built environment, 

including working with Heathrow Airport to improve conditions for households and other 

noise-sensitive uses exposed to high levels of noise, consistent with the Aviation Policy 

Framework; 

e) Considering the designation of Quiet Areas and identifying and protecting areas of 

tranquillity which have remained relatively undisturbed by noise and are valued for their 

recreational and amenity value for this reason: 

f) Carry out noise assessments where major schemes or a change of use to a more noise 

sensitive use are proposed, detailing on site noise levels both internally and in any  external 

amenity space, and the potential impact of the development on surrounding uses; 
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g) Minimise noise disturbance from adjoining uses by incorporating sound insulation or 

alternative forms of noise barrier, using appropriate materials and arranging and locating 

rooms appropriately (such as through stacking rooms of similar use above/adjacent to each 

other), including where conversions or change of use are proposed; 

h) Ensure that noise mitigation measures are implemented, to demonstrate compliance with 

British Standard BS8233: 2014 – Guidance on sound insulation and noise reduction for 

buildings, as appropriate; 

i) Demonstrate that new plant and machinery (including ventilation) do not harm the amenity 

of neighbouring properties and generate noise level that is at least 10dB below the 

background noise levels; and 

j) Be located outside of the 69 dB LAeq 16hrs noise contour of Heathrow Airport where noise-

sensitive uses (i.e. residential, nursing/care homes, schools/educational establishments, 

hospitals/healthcare facilities) are proposed, consistent with Section 2 of the International 

Civil Aviation Organisation (ICAO) Balanced Approach to Aircraft Noise Management which 

directs residential developments outside this contour. 

7.55. Policy EQ6 (Lighting) states that the Council will reduce the light pollution impacts of development, 

and promote reduced light pollution and sky glow across the borough. The Council will achieve this 

by and expect development proposals to: 

a) Assessing the potential light impacts of development proposals; 

b) Encouraging proposals to introduce automated timing systems to operate on ‘night-time 

mode’ when buildings are not in use;  

c) Refusing proposals which result in an adverse impact on local and residential amenity, 

wildlife and biodiversity. 

d) Minimise light pollution by providing the minimum amount of light necessary to achieve its 

purpose and energy efficiency measures; 

e) Incorporate energy efficiency measures; 

f) Provide adequate protection from glare and light spill to sensitive receptors; 

g) Demonstrate that proposals will not adversely impact on biodiversity and environments; 

and 

h) Submit a light assessment report where necessary, and mitigate the level of illumination, 

glare and spillage of light, in line with guidance produced by the Institute of Lighting 

Engineers and Building Research Establishment. 

7.56. Policy EQ7 (Sustainable Waste Management) states that the Council will work with the West 

London Waste Authority boroughs to meet our waste apportionment, whilst promoting the 

prevention, re-use, recycling and recovery of waste, consistent with the waste hierarchy. The 

Council will achieve this by and expect development proposals to: 

a) Working with the West London Waste Authority boroughs to manage the borough’s London 

Plan waste apportionment as set out in the West London Waste Plan; 

b) Promoting improvements to wastewater infrastructure, including the Mogden Sewage 

Treatment Works;  

c) Providing in-principle support for proposals for new sewage and wastewater infrastructure, 

including the Thames Tideway Sewer Tunnels; 

d) Incorporate suitable arrangements for waste management, including the location, size and 

design of waste and recycling facilities, and transport access. 

7.57. Policy EQ8 (Contamination) states that the Council will ensure that contamination is properly 

considered and promote the remediation of land where development comes forward, consistent 
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with the council’s Contaminated Land Strategy and the NPPF. The Council will achieve this by and 

expect development proposals to: 

a) Assessing development proposals to determine the suitability of the proposed use in 

relation to conditions on site; 

b) Promoting the remediation of contaminated or potentially contaminated land, and the 

improvement of land conditions and water quality in all areas, as regeneration takes place 

and development proposals come forward; 

c) Supporting the provision of infrastructure for decontamination and soil remediation; 

d) Present adequate site investigation information, including an assessment of the site’s 

history, potential contamination sources, pathways and receptors, and where appropriate, 

physical investigation, chemical testing, assessment of ground gas risks and assessments 

of risks to groundwater; 

e) Present proposals for the control of any risks from contamination that may be present; 

f) Demonstrate that contamination has not been caused during development, including 

demonstrating that imported materials are of suitable quality; 

g) Have regard to sustainability considerations where remediation is required, including 

controlling the quantities of material removed from or imported to the site; 

h) Present evidence to demonstrate that following completion the risks from contamination 

have been controlled effectively in accordance with the development proposals; and 

i) Ensure that the contamination of water is avoided, and where possible include measures 

to improve water quality through sustainable design and construction. 

7.58. Policy EC1 (Strategy Transport Connections) states that the Council will work with partners to 

secure investments to existing and future strategic transport connections, including London 

Underground, rail, bus, and cycle and highway services. These enhancements will maximise the 

borough’s regeneration potential and support growth whilst also helping achieve our environmental 

objectives. The Council will achieve this by and expect development proposals to: 

a) Supporting planned upgrades to the Piccadilly and District lines; 

b) Promoting the development of rail connectivity between Southall (including Crossrail) and 

Brentford; 

c) Promoting the development of the proposed rail connection from Hounslow station to 

Willesden Junction via Old Oak Common, with services calling at Isleworth, Syon Lane and 

Brentford; 

d) Promoting improved bus services, particularly serving growth areas and the Golden Mile; 

e) Supporting improved access to the Piccadilly line, including introduction of a permanent 

stop at Turnham Green and improved links between the line and the Golden Mile growth 

corridor; 

f) Supporting improved access to Heathrow Airport through new southern rail access; 

g) Supporting improvements to rail services on the South West Trains network, and in 

particular Sunday services; 

h) Promoting new cycle networks, including a ‘cycling spine’ along the A315, with connecting 

Greenways and Quietways, and the provision of cycle parking at transport interchanges; 

i) Promoting improvements to the highway network to best facilitate sustainable modes, 

including targeted junction improvements, targeted travel demand management (including 

trip banking where appropriate), signal optimisation and bridge works; 
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j) Supporting initiatives to reduce the impact of road infrastructure in the built environment, 

including tunnelling proposals relating to the M4/A4; 

k) Ensure that access to existing and future strategic transport connections is considered 

where appropriate, including through appropriate design; and 

l) Contribute to improvements to the strategic transport network where appropriate, 

consistent with the Local Implementation Plan and Infrastructure Delivery Plan, and the 

findings of Transport Assessments. 

7.59. Policy EC2 (Developing a Sustainable Local Transport Network) states that the Council will  

secure a more sustainable local travel network that maximises opportunities for walking, cycling 

and using public transport, reduces congestion, improves the public realm and improves health and 

well-being. The Council will achieve this by and expect development proposals to: 

a) Promoting ‘car-free’ or ‘low car’ development where appropriate, as well as car clubs and 

car sharing schemes; 

b) Promoting the active management of car parking and travel demand in the borough, 

particularly through the implementation of Controlled Parking Zones (CPZs) and restricting 

access to these zones to existing dwellings, and requiring developments to plan end-use 

in accordance with these measures; 

c) Preparing site specific development briefs where strategic sites include existing car parks, 

to ensure that sufficient car parking is retained to meet local needs; 

d) Using the standards established in the London Plan for car parking, cycle parking, 

motorcycle parking, coach parking, and electric vehicle charging (or as updated by 

alterations to the London Plan). The London Plan specifies the maximum number of car 

parking spaces that developments should provide, having regard to the type of 

development and public transport accessibility. In suburban areas of low public transport 

accessibility the council may seek a provision of car parking at the maximum standard. The 

London Plan also specifies levels of cycle parking, however these are minimum standards 

and the council may seek a higher provision in certain circumstances;  

e) Requiring proposals for vehicle crossovers to be consistent with the council’s adopted 

policy on vehicle crossovers; 

f) Demonstrate they are located appropriately with regard to public transport accessibility and 

capacity, road capacity and access to good quality walking and cycling networks. 

Developments should provide a minimum number of cycle parking spaces and an 

appropriate maximum number of car parking spaces consistent with the standards in the 

London Plan; 

g) Demonstrate that adverse impacts on the transport network are avoided, including 

preparation of Transport Assessments for all major schemes, and providing contributions 

or improvements to transport networks; 

h) Demonstrate that sufficient public car parking remains or is re-provided in the area to serve 

local needs where there will be a reduction in off-street car parking. This could include 

consideration of available on-street car parking or involve the provision of an appropriate 

temporary facility. This should ensure that the development ultimately provides for existing 

local need, together with the resulting increase in demand arising from the development; 

i) Prepare Travel Plans in accordance with latest guidance from Transport for London and 

the council’s ’10 Point Guide’ or any subsequently adopted guidance; and 

j) Incorporate design measures and facilities to promote cycling, in line with the London Plan. 
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8.  Planning Assessment 

8.1. This section provides our assessment of the proposals to for Bolder Academy in the context of the 

London Plan and LB Hounslow Local Plan.  

Metropolitan Open Land  

8.2. The site is located within the MOL and as policies within the London Plan and LB Hounslow Local 

Plan dictate any development in the MOL is considered inappropriate development except in very 

special circumstances. It is accepted that the school buildings are by definition ‘inappropriate 

development’ but it is further considered that the sports pitches (which are simply being retained) 

and the MUGA (which is a replacement for an existing facility) are appropriate development. As a 

consequence, very special circumstances will need to be justified in order for the school buildings 

to be approved. 

8.3. The case for very special circumstances is assessed in three ways: 

 The extent of need for new secondary school places in the locality; 

 Whether that need can be met elsewhere; 

 Whether there is any other harm arising from the development which is not outweighed by 

the benefits of the proposals. 

8.4. Under the third point, the impact of the proposed development on the local environment has been 

assessed together with the operational impacts of the school. We set out the conclusions of these 

analyses below. 

8.5. In undertaking this analysis, we have had regard to the Secretary of State appeal decision of August 

2016 relating to the construction of a new school in the green belt at Maidenhead – we attach a 

copy of the decision notice at Appendix 1. The Secretary of State (SoS) and the inspector agreed 

that the development should not be approved except in very special circumstances (paragraph 3). 

The SoS accepted that the educational need for the school was compelling and should be given 

substantial weight and outweighed the harm to the green belt (paragraph 15).  

 

Educational Need  

8.6. The NPPF (Paragraph 72) states that the Government attaches great importance to ensuring that 

a sufficient choice of school places is available to meet the needs of existing 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. 

8.7. There exists an urgent need to increase primary and secondary school capacity in the LB Hounslow 

to meet the rising population, requiring 14,600 new places by 2030 – of which, circa 10,000 will be 

in secondary schools.  

8.8. Bolder Academy would meet increasing demand for school places within the Borough where a 

significant expansion in the number of primary school places has already taken place. Projections 

for required secondary school places show a dramatic increase in need, beginning in 2017 and 

rising to the need for 21 forms of entry (FE) by 2019, the equivalent of four secondary schools. 

Projections illustrate that the most intense growth is in Brentford and Central Hounslow; the 

Brentford/Isleworth area is the preferred location for the proposed school. 

8.9. There is no co-educational provision in the Brentford / Isleworth area where there exist five 

secondary schools: two boys’ schools, three girls’ schools and no mixed schools. The nearest mixed 

schools for parents in this area are Chiswick School to the east and Kingsley Academy to the west, 

necessitating longer journeys for students and young people. For many students living within 

Hounslow, in particular in the Isleworth area, this significant gap in provision results in them leaving 

the borough for their secondary education. 
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8.10. Providing more local choice and a high-quality local places will mean providing places closer to 

home, enabling many students to travel shorter distances and, where possible, walk to school.  

8.11. There exists a lack of non-denominational educational provision in the Brentford/Isleworth area. 

Currently, three of the five secondary schools in the Brentford /Isleworth area are denominational 

schools.  

8.12. There is clear demand from parents for this type of provision within Brentford and Isleworth. The 

very strong support is evidenced by the feedback from parents and the wider community in face to 

face meetings at primary schools; electronic communications via the school’s website, emails; local 

community on-line for a and parental lobbying of local Councillors and the MP who has stated her 

support for the partnership. 

8.13. Overall, the rationale for Bolder Academy is based upon key principles: 

 the need for additional secondary school places in Hounslow, particularly in the Brentford 

and Isleworth area, which has been the subject of parental lobbying for a number of years; 

 the need to fill a gap in provision in terms of choice and diversity for families as there are 

currently no non-denominational, co-educational school in this large geographical area; 

 enhancing current provision with a further outstanding school, led by Headteachers in the 

Education Improvement Partnership, using joint expertise to ensure that the education 

provided is developed from a strong base of experience in making a difference and 

changing life opportunities; and 

 a sustained business partnership with a key local global business should be ground 

breaking in developing leadership education for every student. Bolder Academy will 

develop opportunities and programmes for training and development and leadership 

programmes for our key partner’s employees. 

8.14. Bolder Academy will aim to be an outstanding secondary school, helping to meet the need for 

secondary school places and enhancing the local provision by meeting the proven demand from 

local families for a coeducational, non-denominational school. 

 

Sequential Site Assessment 

8.15. Cushman & Wakefield have carried out a Sequential Site Assessment to ascertain whether there 

are any sequentially preferable locations which are suitable and available for the delivery of a school 

of this size in the timeframe required to meet the need for additional school places. We engaged 

LB Hounslow and the GLA to agree a robust methodology, the minimum size of the site, number of 

sources (i.e. Local Plan allocations, sites on the market) and catchment area / area of search.  

8.16. The Sequential Site Assessment demonstrates that there are no other suitable, available sites to 

serve the catchment area. We consider that the educational need and Sequential Site Assessment 

provides justification that Bolder Academy is meeting an overriding educational need and 

demonstrates very special circumstances. Therefore, the proposed school is an appropriate 

departure from the Development Plan. 

 

Design and Layout 

8.17. Bolder Academy has undergone a number of design stages through early engagement with LB 

Hounslow. The design for Bolder Academy has evolved following on advice from LB Hounslow 

design officers. The original design was a t-shaped building but this projected too far into MOL and 

had significant impact on the sports pitches. The amended design of the school focused the majority 

of the building on previously developed land (i.e. the existing club house, car park and MUGA pitch) 

in the south east part of the site. This enabled the maximum number of sports pitches to be retained 

whilst the existing MUGA will be replaced with a new MUGA within the site. 
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8.18. The siting of the school within the south eastern end of the site seeks to ensure that the openness 

of the wider site is retained, as it extends into the remainder of the MOL. The school will provide a 

logical step up in building heights and massing towards the Sky campus. 

8.19. A Design & Access Statement has been prepared by Callison RTKL architects which sets out the 

design justification and details for Bolder Academy.  

 

Visual Impact 

8.20. A Landscape and Visual Impact Assessment has been produced by Liz Lake Associates. The 

principal objective of the assessment is to appraise the landscape and visual issues of the potential 

development site and to identify the likely landscape and visual effects of the proposed development 

and to assess the significance of those effects. The report considers the existing baseline conditions 

and seeks to identify the relevant landscape and visual issues applicable to the Site.  A Landscape 

and Visual Impact Assessment (LVIA) has been undertaken to assess the likely effects upon the 

landscape resource, specific views and visual amenity. 

8.21. The table below summarises the visual impact of the proposed development. 

Table 2 

Viewpoint  Short Term Long Term 

Oakland Avenue  Moderate Slight 

Sky Campus Moderate – Slight Slight 

Wyke Green Golf Club Slight Neutral 

Boston Manor Gardens Moderate – Slight Slight  

M4 (Westbount) Slight – Negligible  Negligible  

MacFarlane Lane Slight Neutral  

Syon Lane Roundabout Negligible  Neutral  

Set Star Industrial Estate Negligible  Negligible 

Tesco Car Park Moderate – Slight Slight 

Goals Moderate  Moderate – Slight 

Boston Manor Road Moderate – Slight Slight – Negligible 

Brent River Park Negligible  Negligible 

Capital Ring National Trail Negligible  No Change 

Osterley Park  Negligible No Change 

8.22. The table demonstrates that the majority of viewpoints have ‘slight to negligible’ impact in the short 

term and the long term have neutral or negligible impact. The only moderate impact is on the Goals 

Soccer Centre which is an adjoining use.  

8.23. Overall, the measures put forward as part of the landscape strategy accompanying the application 

respond to the recommendations within the LVIA and, therefore the long term effects of the proposal 

with mitigation will be limited, being slight for the landscape resource and slight adverse to no 

change for the visual resource. 
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Employment Generation  

8.24. National planning policy in the NPPF states that the planning system should support and encourage 

sustainable economic growth by placing significant weight on the need to support economic growth 

in decision-taking. 

8.25. The London Plan sets out a number of core objectives which aim to ensure that London is: 

1. A city that meets the challenges of economic and population growth in ways that ensure a 

sustainable, good and improving quality of life and sufficient high quality homes and 

neighbourhoods for all Londoners and help tackle the huge issue of deprivation and 

inequality among Londoners, including inequality in health outcomes. 

2. An internationally competitive and successful city with a strong and diverse economy and 

an entrepreneurial spirit that benefits all Londoners and all parts of London. 

3. A city of diverse, strong, secure and accessible neighbourhoods to which Londoners feel 

attached, which provide all of its residents, workers, visitors and students with opportunities 

to realise and express their potential and a high quality environment for individuals to enjoy, 

live together and thrive. 

4. A city where it is easy, safe and convenient for everyone to access jobs, opportunities and 

facilities with an efficient and effective transport system which actively encourages more 

walking and cycling, makes better use of the Thames and supports delivery of all the 

objectives of this Plan. 

8.26. LB Hounslow’s Local Plan sets out in Policy ED1 (Promoting Employment Growth and 

Development) that the Council will support employment based growth within the Great West 

Corridor and other strategically and locally significant locations for employment. Bolder Academy 

will provide 90 FTE jobs and contribute to employment within LB Hounslow. Further, Bolder 

Academy will enhance local skills by providing access to training and employment support 

opportunities as set out in Policy ED4 (Enhancing Local Skills). 

8.27. The main social and economic impacts associated with the proposed development include: 

 The creation of 1,150 school places for pupils aged 11 – 18; 

 Creation of approximately 90 FTE jobs in the operation of the facility including teaching, 

administration, service, security. 

8.28. Bolder Academy will represent a new capital investment that will raise the overall level of skills 

training, economic activity and expenditure in the local area and achieve socio-economic objectives, 

including those within the London Plan and LB Hounslow’s Local Plan. 

 

Sports Pitch Provision  

8.29. The Grasshoppers RFU is being relocated to new facilities based off Syon Lane (planning 

permission P/2016/3376). This will form part of a land swap to enable Bolder Academy to be located 

in Isleworth / Brentford and adjacent to Sky. The new Grasshopper RFU facilities will provide 

improved rugby playing pitches including one all-weather floodlight pitch and 3 new netball courts. 

Whilst Bolder Academy will result in the loss of one on site playing pitch, if taken as a whole with 

the new Grasshoppers RFU site, there will be an increase in the number and quality of playing 

pitches and facilities. Further, Bolder Academy is proposing a new and improved MUGA to replace 

the existing MUGA which is being lost and this will be available for community use. 

8.30. Overall, we do not consider there is any loss of playing pitches or sports facilities and the 

replacement sports pitch provision is of higher quality and meets NPPF / Sport England criteria. 

Grasshoppers RFU currently let part of the land to an archery club (Greenwood Osterley Archers) 

when not playing. The EFA and Bolder Academy Trust are currently in discussions with Greenwood 
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Osterley Archers to re-provide the use of the land on the existing site. This will ensure that the 

archery club will still have land available to use for its activities and therefore no loss of sports 

facilities.  

 

Air Quality Assessment 

8.31. Aether has prepared an Air Quality Assessment in support of Bolder Academy planning application. 

Aether completed an air quality assessment in October 2016. As the proposals evolved, Aether 

updated the Air Quality Assessment and results to ensure the latest proposals would still be 

applicable to the original air quality assessment. This is clearly set out in the Addendum within the 

Air Quality Assessment.  

8.32. The results of a detailed air quality assessment predicted that pollutant concentrations will be below 

(by > 30 %) the annual mean nitrogen dioxide (NO2) in 2019, the expected first year of occupation. 

In addition, the predicted increase in traffic was found to have a negligible impact on local air quality.  

8.33. An air quality assessment has been carried out using the ADMS-Roads dispersion model to 

determine the impact of emissions from road traffic on sensitive receptors. Predicted concentrations 

have been compared with the air quality objectives. The results of the assessment indicate that 

annual mean NO2 concentrations are below the objective in both the ‘without’ and ‘with’ 

development scenarios. Concentrations of PM10 are also predicted to be below the annual mean 

objective in both scenarios. Based on the evidence it is also estimated that there will be no 

exceedances of either short term objective for NO2 or PM10. The installation of mechanical 

mitigation is not required as the air quality objectives are predicted to be met. Instead other 

measures will be provided such as secure and covered cycle storage, a Travel Plan, car share 

schemes, and installing an electric charging point, will be included to reduce the emissions arising 

from the development. In addition, the contractor will to the IAQM’s ‘Guidance on the assessment 

of dust from demolition and construction’ in order to minimise the impact of the construction phase 

on local air quality. 

8.34. The Air Quality Assessment sets out that proposals will meet the London Plan and LB Hounslow’s 

Local Plan Policy EQ4 (Air Quality) policy requirements.  

 

Arboricultural Impact Assessment  

8.35. An Aboricultural Impact Assessment has been prepared by Agb Environmental Ltd. It notes that a 

dense tree belt is present on the north-west boundary between the rugby pitches and the adjoining 

golf course. The majority of the remaining trees are located within planting beds to the south-eastern 

corner of the site, between MacFarlane Lane and the existing car parking area for the Rugby Club. 

The main development area is free of trees. 

8.36. A tree survey was undertaken to identify tree age, condition, general health and dimensions so as 

to allow the definition of a root protection area and the constraints and potential tree removals in 

respect of proposals.  

8.37. The proposals minimise tree removal and there will be improvements to the landscaping around 

the boundary including planting of trees. Please refer to the Aboricultural Impact Assessment for 

full details. 

Biodiversity and Ecology 

8.38. A Preliminary Ecological Appraisal has been prepared by agb Environmental. The report concludes 

that the site overall is considered to hold negligible importance due to heavy management of its 

habitats, the limited plant diversity and extensive use of artificial lighting. Ecological value was 
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limited to the site boundaries, which included a Site of Importance for Nature Conservation 

(comprising broadleaved woodland and stream), a hedgerow and rough grassland. 

8.39. There are a number of potential enhancements that Bolder Academy could introduce: 

 Design a lighting strategy that encourages bats to forage within the site; 

 Plant a native hedgerow along the north-east boundary; 

 Install four bird and four bat boxes and two insect houses; 

 Create and maintain a swathe of infrequently cut grass; and 

 Create a log pile within the pupil managed garden or within any uncut grassland. 

8.40. To conclude, the proposed development will have minimal impact to any protected / notable species 

and habitats. Bolder Academy also provides the opportunity to significantly enhance the 

development for local wildlife in the long-term by implementing the enhancement measures.  

 

Archaeology 

8.41. Wessex Archaeology was commissioned to prepare an Archaeological Desk-Based Assessment. 

The objective was to identify the archaeological potential of the site and the potential impacts of the 

proposed development on any archaeological remains, historic buildings, the historic landscape 

and the settings of nationally designated assets. 

8.42. The assessment has identified a moderate presence of archaeological interest within the site (i.e. 

the potential for the presence of buried archaeological remains, in particular relating to the medieval 

and prehistoric periods). The report notes that a possible Bronze Age ring ditch is thought to have 

existed 170m from the site. During the site visit, three listed buildings were identified as being 

potentially sensitive receptors to the proposed development; two of which (i.e. the Grade-II* listed 

Church of St Mary and the Grade-II* listed Gillette building) are considered unlikely to receive any 

adverse effects from the proposals but one of which – a Grade II listed pavilion which lies adjacent 

to the site – is assessed as having the potential to receive a minor adverse effect to the setting – 

however, could be mitigated by appropriate screening of the development as far as possible. 

8.43. The report recommends that if necessary a scheme of further archaeological works be undertaken 

post-determination of a planning application. It is proposed that such further investigations that may 

be considered necessary be undertaken after the determination of this application and secured by 

an appropriate condition. 

 

Energy  

8.44. An Energy Statement was prepared by Arcadis which reviews the energy consumption and carbon 

emissions of the proposed development with the inclusion of demand reduction measures. The 

results clearly identify the carbon footprint of the development along with its energy usage after 

each stage of the energy hierarchy. These values include the effects of the ‘BE CLEAN and BE 

GREEN’. Building Regulations Target Emissions Rate is met as follows: 

 Part L2A 2013 Target Emissions Rate: 164.3 Tonnes carbon dioxide per annum Part L2A 

2013 Building Emissions Rate; 

 Part L2A 2013 Building Emissions Rate: 105.8 Tonnes carbon dioxide per annum 

 Reduction in Carbon Dioxide Emissions of 58.6 Tonnes carbon dioxide per annum has 

been achieved equating to 35.60%. 

8.45. The following graph summarises the carbon dioxide emissions for the building after each stage of 

the GLA energy hierarchy has been applied based on Building Regulations Part L2A 2013: 
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Figure 1: Graph of Annual Carbon Emissions for Bolder Academy 

8.46. The above figure shows a 35.60% carbon dioxide reduction over the TER has been achieved to 

satisfy the London Plan and LB Hounslow’s Local Plan Policy EQ1.  

 

Sustainability 

8.47. A Sustainability Statement has be prepared by Arcadis. The sustainability approach for ensuring 

compliance with the relevant planning policies relating to sustainability. Bolder Academy is 

classified as a major development, it is required to address certain policy requirements regarding 

sustainability. The sustainability approach draws upon the headings set out in the GLA’s 

Sustainable Design and Construction SPG and identifies measures under the following categories: 

 Resource Management; 

 Climate Change Adaptation; and 

 Pollution Management 

8.48. Bolder Academy has been designed to reduce carbon dioxide emissions, be resource efficient, 

adapt to climate change and manage pollution to promote sustainability. This has been achieved 

through a number of measures including: 

 A BREEAM Pre-assessment has been completed and demonstrates that the current 

achievable BREEAM rating for the Scheme is ‘Excellent’. 

 Bolder Academy has been demonstrated to achieve a 38.18% reduction in regulated CO2 

emissions (beyond Part L 2013) through onsite measures. 

 A preliminary Flood Risk Assessment (FRA) has been prepared for the proposed 

development area and indicates that the site is within Flood Zone 1 (at low risk of flooding 

from rivers and the sea). 

 Surface water is to be discharged at greenfield run-off rates. The surface water drainage 

system will attenuate surface water run-off flows up to the 100-year return storm event 

rainfall levels plus an adjustment for climate change (+40%) with a flow control device to 

restrict the discharge. 
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 To adapt to climate change, site features affecting vulnerability to overheating have been 

considered and design features will be implemented to mitigate overheating risk. 

 Mechanical ventilation has been proposed to mitigate against noise pollution that would 

result in unacceptable internal noise levels if windows were required to be open to provide 

natural ventilation. 

 A Preliminary Ecological Appraisal has been produced that identifies recommendations 

that, when implemented, provide an opportunity for an overall net gain for biodiversity for 

the site. 

 Bolder Academy would result in a significant increase in the number of trees on the site 

and contribute towards the Mayor’s target to increase tree cover across London. 

 A Travel Plan has been prepared for Bolder Academy that outlines objectives and a delivery 

plan to promote greater use of sustainable transport modes through maximising access to 

the Academy by walking, cycling, public transport and car sharing. 

 150 cycle parking spaces will be provided in a secure cycle stores in several locations 

around the proposed development in line with London Plan standards to encourage 

sustainable travel. 

 At least 95% of non-hazardous construction and demolition waste (measured by volume) 

will be diverted from landfill. 

 The specification of sustainable construction materials and materials with recycled and 

reused content will be promoted. 

8.49. We consider that Bolder Academy meets the sustainability requirements within the NPPF, the 

London Plan, the London Plan Sustainable Design and Construction SPG and the Hounslow 

Local Plan (2015 - 2030). 

 

Noise  

8.50. The NPPF states that development should only be prevented or refused on noise grounds where 

the residual cumulative impacts of development are severe. An Environmental Noise Assessment 

has been prepared by Southdowns Environmental Consultants Ltd.  

8.51. The Environmental Noise Assessment assesses the site suitability and supports the planning 

application. The application site lies under the flight path of Heathrow’s aircraft runways. Within the 

wider context, noise influences consist of a combination of air traffic, road/rail traffic and noise 

associated with the aggregate depot. The report finds that the site falls outside of the 63dB Leq 16 

hr contour where there exists a presumption against development. The site also lies outside of the 

modelled 57 dB Leq 16 hr contour.  

8.52. An assessment of the existing ambient noise levels has been undertaken using the criteria provided 

in BB 93. Internal classroom criteria are expected to be exceeded with windows open to provide 

natural ventilation and so an alternative form of ventilation would be required. Additionally, external 

noise levels have been found to be above the “Acoustics of Schools: a design guide” good practice 

limits for outdoor teaching areas, during the loudest periods of easterly operation. At other times 

the outdoor teaching areas met the criteria for outdoor teaching areas. 

Flood Risk and Sustainable Drainage 

8.53. A Flood Risk Assessment has been prepared by Mason Clark Associates and it confirms that the 

majority of the site is located within Flood Zone 1, where there is less than 0.1% (1 in 1000) chance 

of flooding occurring each year. The site also has areas in Flood Zones 2 and 3 – these are around 

and below the 10m contour level on the Ordnance Survey plans. The proposed development area 

is identified as being approximately 5m above the Environment Agency modelled flood levels for a 
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1 in 1,000 year flood event. The proposed development area of the site is considered to be at the 

lowest risk of flooding from rivers. 

8.54. In terms of drainage, the topography of the site is such that there is a gentle slope from the south-

west to the north-east, with existing ditches and water courses at the site’s perimeter.  

8.55. At this stage, it is expected that surface water drainage provision is most likely to be stored initially 

within a green roof system, or water butts collected locally for water re-use, this is prior to a 

controlled discharge to the Thames Water surface water sewer through an underground attenuation 

tank type structure. The attenuation volume will depend upon the size of contributing areas and the 

allowable controlled discharge rate. Site discharge is expected to be to the Thames Water sewer 

at 5l/s. 

8.56. The proposed development surface water drainage system infrastructure will attenuate surface 

water run-off from the new development area for flows up to the 100-year return storm event rainfall 

levels plus an adjustment for climate change (40%) with a flow control device to restrict the 

discharge. Existing areas draining to the sewer will remain but diverted to suit the new development 

layout where required. 

8.57. It is considered the new school buildings will require protection against high ground water levels 

causing localised flooding and overland flow during extreme storm events. This will require a 

combination of land drainage provision with an effective above ground interception system to 

manage exceedance flow routes and provide storage. 

8.58. The outcome of the above provisions should be to deliver the benefits expected from the 

introduction of a SuDS system as part of the new development: 

 Protecting people and property from increased flood risk resulting from the development. 

 Protecting the quality of groundwater and surface waters from polluted runoff from the 

development. 

 Protecting natural flow regimes including. ecology in rivers, lakes and streams. ie. 

watercourses. 

 Supporting local natural habitats and associated ecosystems by encouraging greater 

biodiveristy and linking habitats. 

 Improving soil moisture and replenishing depleted groundwater levels. 

 Supporting the creation of developments that are more able to cope with changes in 

climate. 

 Delivering cost effective infrastructure that uses few natural resources and has a small 

whole life carbon footprint than conventional drainage. 

 

Highways and Transport 

8.59. The NPPF states that development should only be prevented or refused on transport grounds where 

the residual cumulative impacts of development are severe. Local Transport Projects have 

prepared a Transport Assessment, School Travel Plan (STP) and Access Management Strategy 

(AMS) which provides details of transport/highway implications and mitigation measures associated 

with Bolder Academy.  

8.60. The proposed site will be accessed via Macfarlane Lane, which will be improved in order to provide 

a 6.0m carriageway and a 3.0m footway on the northern side across the full length between Syon 

Lane and the proposed site. A number of other public highway improvements are to be made within 

the vicinity of the site. With the exception of Special Educational Needs (SEN) pupils, pupil drop-

offs and pick-ups will not be permitted on site or across the full length of Macfarlane Lane. The car 

park of the nearby Tesco Extra store will be utilised as a park and stride facility for the school. 
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8.61. The proposed development is located within a reasonable walking distance (up to 2km) of the 

residential areas of Osterley and Isleworth which form part of the expected school catchment. The 

pedestrian infrastructure within the vicinity of the site is generally well-developed, with formal 

crossing facilities available at key junctions. The proposed site is located within a 15 minute cycle 

ride of a large catchment area, including Osterley, Brentford and Isleworth. Public bus services 

available within the vicinity of the site include the H28 from Osterley Tesco and the H91 from the 

A4. Syon Lane Railway Station is located 1.1km walk from the proposed site. Audits have been 

undertaken of the local pedestrian and cycle infrastructure, with improvement schemes identified. 

8.62. The likely school catchment area has been determined based upon the distances travelled by 75% 

of pupils attending existing mixed-gender secondary schools in Hounslow. It is expected that 75% 

of pupils would travel to the site from within a 2.5km distance, including Osterley, Spring Grove and 

parts of Isleworth and Brentford. 

8.63. It is expected that approximately 15.4% of pupils would travel to the site by vehicle trip generating 

modes (i.e. park and stride), with the remainder travelling by more sustainable modes. 

Approximately 58% of staff could be expected to travel by vehicle trip generating modes. The traffic 

generation projections indicate that the development could generate up to 378 twoway vehicle trips 

during the AM peak hour (08:00-09:00) and 277 two-way trips during the school PM peak hour 

(15:00-16:00). These projections are based upon a number of worst-case assumptions. 

8.64. Capacity assessments using industry standard modelling software have been undertaken at key 

local junctions. Subject to the provision of a mitigation scheme at the Syon Lane/Tesco roundabout, 

it is considered that the proposed development will not have a detrimental impact on the operation 

of the local highway network. 

8.65. A total of 57 car parking spaces are to be provided on-site (including 7 accessible bays) for use by 

staff and visitors. A total of 9 car parking spaces are to be provided with Electric Vehicle (EV) 

charging points, with passive provision at a further 7 spaces for potential future connection. A total 

of 150 cycle parking spaces will be provided in secure stores at several locations around the 

development. 

8.66. Based on the assessments within the TA, STP and AMS, it is considered that the proposed 

development would not be expected to have a severe detrimental impact on the operation of the 

local highway network, and is therefore in accordance with the NPPF. 

 

School Travel Plan 

8.67. A School Travel Plan (STP) has been prepared by Local Transport Projects and the Trust. The STP 

provides a strategy for encouraging all users of the site including pupils, staff and visitors to travel 

by sustainable modes of transport. The STP provides a strategy to allow the school to implement a 

working STP, following the development of the Bolder Academy. 

 

Delivery and Servicing 

8.68. The delivery and servicing for the site will be along MacFarlane Lane to Bolder Academy which 

will have a clearly defined delivery access. Deliveries should during off-peak times to avoid any 

pupil conflict. The full Delivery and Servicing Plan is usually not formulated at this early stage. We 

consider that a DSP can be dealt with by an appropriately worded condition.  

Construction Management 

8.69. A detailed Construction Logistics Plan will be established once a contractor has been selected to 

build out Bolder Academy. However, Local Transport Projects have provided a framework 

Construction Traffic Management Plan (CTMP) which provides a strategy for managing the 
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movement of traffic and car parking during the construction phase of the development to facilitate 

Heavy Commercial Vehicle movements associated with the development.  

8.70. A detailed CLP would not normally be expected at this stage and we consider it can be dealt with 

by condition.  

 

Refuse and Recycling Strategy  

8.71. The Bolder Academy Trust will be committed to reduce waste by introducing recycling initiatives for 

students and staff members, and form part of the wider ethos and culture of the new academy. It 

will help to shape the behaviours of students and staff in respect to waste and sustainability issues. 

The main objectives are recycling to save natural resources, recycling to prevent environmental 

problems that come from landfills and understanding that recycling saves energy. The initiatives 

will include the following: 

 Recycling in the classroom; 

 Reducing food waste; 

 Waste free lunch; 

 Composting - Food recycling; and 

 Recycling papers, plastics & metal. 

8.72. It is unusual for a detailed Refuse and Recycling Strategy to have been drawn up at this early stage, 

a number of years before Bolder Academy opens. However, LB Hounslow recommends, based on 

the projected number of pupils in the secondary school, the following refuse requirements: 

 7 x 1100l Residual waste bins 

 4 x 1280l Paper & card bins 

 1 x 1280l Plastic and metal cans 

 10 x 240l Food waste bins 

8.73. A total of 22 bins will be provided and these are located just off the main access road into the site.  

The refuse hold will be screened off from view and will be a minimum of 5m from the main building.  

The frequency of collections will be one collection every 2 weeks at a times that avoids clashes with 

the main pupil movements at the beginning and at the end of the school day. 

8.74. A detailed Refuse and Recycling Strategy would not normally be expected at this stage and we 

consider it can be dealt with by condition.  

 

Ventilation 

8.75. A Ventilation Strategy has been prepared by Arcadis. The strategy has been developed to ensure 

the required amount of outdoor air for the pupils to mitigate odours and CO2 build up that could be 

hazardous to the pupils and teachers health. All the proposed systems will be capable of providing 

requisite ventilation rates and comply with the noise criteria set by the regulations. Please see below 

for a summary of the proposals: 

 The majority of the spaces and all the classrooms will be ventilated using Natural Ventilation 

Heat Recovery (NVHR) units. 

 Mechanical Ventilation with Heat Recovery (MVHR) is proposed for Special Education 

Needs (SEN) rooms, Information and Communication Technology (ICT) rooms. 
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 Toilet blocks and changing room will be provided with extract system with heat recovery. 

The outdoor air will be supplied through the MVHR unit. 

 Mechanical supply and extract ventilation will be provided to the ground floor kitchen area. 

The kitchen ventilation system will be designed to control odour. 

 The flue system required by the gas boilers will pass up through the roof and terminate at 

the height specified by the regulations. The system will have all the necessary protection 

according to the regulations and manufacturer recommendations. 

8.76. Accordingly, the proposed ventilation strategy will provide staff and pupils a suitable environment 

of learning and teaching.  

 

External Lighting 

8.77. An External Light Strategy Report has been prepared by Arcadis. The report outlines the proposed 

lighting strategy for the external environments for the proposed Bolder Academy site. The objective 

of the proposed external lighting strategy is to provide safe and functional lighting for the external 

environments within the site boundary of the school, whilst also ensuring that light spill/pollution to 

adjacent properties is kept to a minimum. To meet this objective, the proposed lighting scheme is 

as follows: 

 For the car park areas, 6-metre-high column mounted LED luminaires with forward throw 

reflectors are proposed. The columns will be located at strategic locations with the 

luminaires reflectors ensuring the illumination is directed towards the site and light spill is 

avoided. This aims to provide illumination required to enable safe and practical movement 

of students, teachers and academy visitors. 

 For the footpath areas, one meter high LED bollards incorporating twin lens louvres are 

proposed. These will be located adjacent to the pathways/walkways to provide adequate 

light levels for these areas and also ensuring there is no light spill to adjacent properties. 

 For the building perimeter, the security lighting will be provided by means of wall mounted 

LED luminaires with asymmetric lenses which will be fixed along the walls to provide 

localised downward lights. 

 For the MUGA, twelve-metre-high column mounted LED luminaires with adjustable optical 

controls and forward throw reflectors are proposed to illuminate the playing surface. MUGA 

lighting would be manually controlled from an external lighting control panel. 

8.78. From the initial lighting assessment, it indicates that the proposed lighting scheme outlined above 

provides satisfactory lighting performance and that there is no adverse lighting effect to the 

surrounding residents. 

8.79. New column mounted street lighting is proposed for the illumination of Macfarlane lane and this 

would be provided to adoptable standards. The proposed lighting columns would incorporate LED 

lanterns with integral photometric control optics and energy saving controls. Further design details 

would be developed during the next design stage. 

 

Other Benefits 

8.80. Bolder Academy will include significant community benefits by providing facilities for use outside 

school hours and at the weekends. The site has been zoned to allow both the building and site to 

be used for out‐of‐hours community use. The facilities which will be available for community use 

will include the use sports hall, activity studio, changing facilities and also the external playing fields 

and the new MUGA. The sports hall has been designed to include a dedicated access and reception 

to facilitate out of hours community use. 
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8.81. To ensure community use will form an integral part of the proposals, the Trust is happy to enter into 

a Community Use Agreement to enable the site be used by the public outside school hours. The 

Trust is also seeking to retain key existing community links such as the Greenwood Osterley 

Archers. There are on-going talks between the Trust and Greenwood Osterley Archers to enable 

the continued use of the site by the archery club. 
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9.  Summary and Conclusions 

9.1. The NPPF sets out that the clear purpose of planning is to help achieve sustainable development 

and support growth, including the delivery of state-funded school places. Furthermore, development 

that is sustainable should go ahead without delay, and in order to fulfil its purpose of helping achieve 

sustainable development, planning must not simply be about scrutiny but making things happen. 

9.2. Following on from positive feedback from pre-application advice by LB Hounslow and the GLA, this 

application seeks to provide much needed school places for Brentford and Isleworth.  

9.3. There is an acknowledged need for additional school places within this area of Hounslow and this 

application will meet some of the need for a secondary school places. The provision of new school 

places to meet a demonstrated need has strong policy support within national planning policy as 

well as within policies in the London Plan and LB Hounslow’s Local Plan.  

9.4. The application site is designated as Metropolitan Open Land where there is a policy presumption 

against inappropriate development except in ‘very special circumstances’. The NPPF indicates that 

very special circumstances will not exist unless the potential harm to the MOL by reason of the 

inappropriateness of the development and any other harm, is clearly outweighed by other 

considerations. It is accepted that the development of the school buildings in MOL is inappropriate 

development, although the playing fields and MUGA are considered appropriate uses in this 

location. The very special circumstances in this case arise from the strength of educational need in 

Hounslow, and in particular in the Brentford School Admissions Area. There is a very pressing need 

for additional secondary school places to address an increasing shortfall over the next few years, 

starting from 2019. The proposed Bolder Academy is key to meeting part of that need. 

9.5. A detailed site search has been conducted which sought to identify sites capable of accommodating 

the proposed development. This exercise identified and examined over 140 sites across a wide 

area. Due to the general pressure for residential development and the existing density of the built 

up area, there were no alternative sites that were suitable or available to accommodate the school 

buildings.  

9.6. We have also investigated the potential for other harm to arise from this development. The 

application is supported by an extensive suite of technical studies which demonstrate that the 

physical development and the operational impacts of the school will not generate other 

unacceptable harm.  

9.7. The landscape and visual impact appraisal examines the existing landscape and visual resource of 

the application site. It concludes that the site makes a limited contribution to the local landscape 

area and offers fair visual amenity. The assessment goes on to assess the impact of the proposed 

development which it is concluded will have a ‘moderate to slight adverse impact’, on the local 

landscape character as the change in character will be apparent but will be mitigated through the 

location of the buildings, being situated close to the substantial buildings on the Sky Campus, and 

the associated landscape and ecological enhancements. Once established, the landscape impact 

is classified as ‘slight adverse impact’.  

9.8. The visual effect of the proposals from a variety of viewpoints during the daytime are considered to 

range from moderate adverse effect to no change due to the mitigation measures proposed. The 

greatest impacts (i.e. moderate effect) are from locations close to the site, such as the Goals Soccer 

Centre, and the rear of properties on Oaklands Avenue. Overtime, as the proposed landscaping 

matures these visual effects are reduced with the greatest impact being on the Goals site adjacent 

where impact is classified as moderate – slight, which in general terms, is a low level of impact. 

9.9. The transport impacts of the proposal have also been addressed through the Transport Assessment 

and a framework Travel Plan. The Transport Assessment proposes a series of improvements to 

local highways including the widening of MacFarlane Lane (to create a 6m carriageway and 3m 

footway) and a ghost-island right-turn lane from Syon Lane into MacFarlane Lane. A range of 

access management controls are also proposed to control movements of vehicles and pedestrians. 

Pupil pick up and drop off will not be permitted along MacFarlane Lane and the Tesco Extra store 
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will be utilised as a park and stride facility. Car and cycle parking is provided in accordance with 

London Plan standards. 

9.10. A review has been undertaken of both the pedestrian and cycle environment which identifies some 

minor mitigation schemes which are included as part of the development. Bus capacity will also be 

monitored as pupil numbers increase to determine whether route enhancements are required. TfL 

do not require bus service contributions from individual schools as a central funding payment has 

already been made to cover all free schools delivered during the course of this parliament. 

9.11. Taking into account these proposals, the Transport Assessment concludes that the school would 

not have a severe detrimental impact on the operation of the local highway network or the capacity 

of public transport, and consequently accords with national policy.  

9.12. Whilst the proposal will lead to the loss of one rugby pitch, this loss is compensated through the 

provision of a new and enlarged MUGA which will provide additional flexibility and one additional 

netball court. The sports hall will also provide additional indoor sports facilities comprising four 

indoor multi-use courts. These facilities will be available for public use outside school hours.  

9.13. The direct loss of the playing pitch is compensated through the relocation of the Grasshoppers 

Rugby Club to a new site, which will provide three floodlit pitches (one of which is to be synthetic 

thereby allowing more intensive use), a MUGA containing 3 floodlit netball courts and a gym 

integrated within the clubhouse. The instigation of this use is dependent upon the relocation of the 

Grasshoppers RFC which in turn is dependent on the approval of the Bolder Academy proposal. 

They are two elements of a basket of linked proposals which, taken together, will see an increase 

in the overall number of playing pitches in the area.  

9.14. It is our conclusion that the extent of educational need which cannot be met in an alternative location 

comprises the very special circumstances sufficient to warrant the inappropriate  

9.15. This proposal is in accordance with national and local polices and as such, in terms of the overall 

planning balance, there are clear and compelling reasons to justify the granting of planning 

permission and there are no overriding material considerations that, in the planning balance, weigh 

against the granting of planning permission. Accordingly, we conclude that there are sound planning 

grounds to grant planning permission as a departure from the Development Plan. 
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APPENDIX 1 

 

Secretary of State Appeal Decision Letter APP/T0355/V/15/3011305 
 
4 August 2016 
 
Re Proposed Beech Lodge School At Henley Road, Maidenhead, 
Berkshire, SL6 6QL 
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