
PLANNING COMMITTEE                                               3rd August 2017 

Kiri.Shuttleworth@hounslow.gov.uk 

 

References: P/2017/1417 01106/W/P9 

Address: 1 MacFarlane Lane, Isleworth TW7 5PN 

(Osterley and Spring Grove) 

This application is being presented to planning committee as it is a major 
application that is a departure from the Development Plan. 
 

 

1.0 SUMMARY 

1.1 The proposal is for the re-development of this large site and seeks 
permission for the demolition of the existing club house and associated 
car park and MUGA, and the 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.  

1.2 The existing site is operated by Grasshoppers RFC, who are to be 
relocated to the former Conquest Club which forms the northern part of 
the Nishkam School site off Syon Lane under Planning reference 
1255/D/P2 granted on 24 February 2017.  

1.3 The site is designated as Metropolitan Open Land (MOL). The 
development is therefore, by definition, inappropriate development 
within the MOL, and consequently the proposal must demonstrate that 
‘very special circumstances’ exist for justifying it within the MOL. There 
are no other designations for this site in the adopted Local Plan. 

1.4 Through the submission of a site sequential assessment demonstrating 
the lack of available alternative sites, and coupled with the identified 
and known need for school places, both in the Borough as a whole and 
specifically within the local area of the site, and the retention of much of 
the site as open space, it is considered that ‘very special 
circumstances’ have been adequately demonstrated to justify the 
proposed development in MOL. The ‘very special circumstances’ of 
need for a new school, outweigh the harm of introducing new buildings 
to the MOL. This position is supported by the Mayor of London. 

1.5 Notwithstanding the acceptability of the proposal in principle based on 
the identified educational need and lack of alternative, available sites, it 
is considered that the proposal would be of an appropriate design and 
scale, taking into context the character and appearance of the 
surrounding area and would not have an unacceptable impact on 
adjoining occupiers and land uses. It has also been satisfactorily 
demonstrated through the Transport Assessment and accompanying 



Travel Plan that the proposed school would not result in a severe 
adverse impact on the local road network. 

2.0 SITE DESCRIPTION 

2.1 The site relates to an area of 6.73 hectares, although the proposed 
school site area is limited to 4.5 hectares, located north-west of 
MacFarlane Lane. The site is accessed via MacFarlane Lane, an 
unadopted private road, and this access is included within the red line 
boundary. 

2.2 The site is currently occupied by Grasshoppers Rugby Football Club 
with the two-storey club house and car parking sited on the southern 
half of the site with three rugby pitches to the north and north-east, and 
a Multi-use games area (MUGA) to the south-west. The site is 
designated as Metropolitan Open Land (MOL). 

2.3 MacFarlane lane extends north-east from Syon Lane and the main site 
is located to the north-west of this. The site is bordered by Wyke Green 
Golf Course to the north-west, Goals Gillette Corner to the south-west 
and the BSkyB Campus to the south-east. 

2.4 The existing playing pitches sit on three flat plateaux across the site 
however the level difference between these varies. At the north-west of 
the site there is a steep level change down to a small stream adjoining 
the neighbouring golf course. 

2.5 The surrounding area consists of a mixture of residential, retail and 
employment uses. Immediately adjacent to the site is a multi-storey 
car-park and industrial/office buildings which form part of the BSkyB 
campus, whilst to the southwest is the Goals football centre which 
includes a two-storey pavilion building and pitches surrounded with 
high mesh fencing. There are no residential properties immediately 
adjoining the site, the nearest being located beyond the Goals football 
centre.  

2.6 The site is not within a Conservation Area, however the Centaurs RFC 
Pavilion and Club House building, used by Goals adjacent to the site, is 
Grade II listed. The former Gillette Factory on the corner of Great West 
Road and Syon Lane is also Grade II listed. 

2.7 The site has a Public Transport Accessibility Level (PTAL) of 0, which 
is the lowest level. 

2.8 The whole of the application site is designated as 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 is a Site of Importance 
for Nature Conservation which adjoins the site to the north-west (Wyke 

1.6 The application is recommended for approval subject to referral to the 

Secretary of State and Mayor of London (as necessary), the conditions 
set out below and the completion of a legal agreement. 



Green Golf Course), this is graded as a Site of Borough Importance 
Grade 2. The Piccadilly Line Railsides in Hounslow Site of Importance 
for Nature Conservation is also within 200m of the site. The site is 
located within Flood Zone 1.  

3.0 HISTORY 

3.1 The history of the site is linked to its current use as a sports and social 
club; however a brief history is given below: 

3.2 01106/W/P8 Erection of a single storey modular building changing 
facility to accommodate 5 persons with shower and 
toilet facilities 

Approved: 28/10/2014 

3.3 01106/W/P7 Erection and installation of floodlighting for sports field 

Approved with a legal agreement: 27/01/2015 

3.4 01106/W/P6 Erection and installation of flood lighting for rugby 
match and training purposes 

Withdrawn: 14/05/2013 

3.5 01106/W/P5 Erection of four ten metre high floodlighting columns 

Approved: 13/10/2009 

3.6 01106/W/P4 Erection of a two storey extension to provide additional 
changing rooms, gym and meeting spaces along with 
alterations to existing club house. 

Withdrawn: 19/07/2010 

3.7 01106/W/P3 Installation of 3 x floodlight columns to training pitch 
(Pitch 2) and re-placement of existing floodlights 
opposite. 

Approved: 08/09/2005 

3.8 01106/W/P2 Erection of 3 floodlights to pitch. 

Refused: 13/01/2003 

3.9 01106/W/P1 Erection of a single storey multi-sports room. 

Approved: 16/01/2003 

4.0 DETAILS 

4.1 This application seeks permission for the redevelopment of the site to 
provide a mixed, non-faith secondary school. The proposal comprises 
a part four, part two storey school building in the south-west corner of 
the site, along with two floodlit playing pitches, a Multi-Use Games 
Area (MUGA), car park and hard and soft landscaping. Works would 



also be carried out to widen and upgrade MacFarlane Lane to provide 
access to the school. 

4.2 The proposed school, Bolder Academy, would accommodate a 
maximum of 1,150 pupils. This would include a 6 form entry secondary 
school with 180 pupils in each academic year group (years 7-11) and a 
250 place sixth form. This total also 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 maximum capacity of 1,150 pupils. It is proposed that 
the school would employ 90 full-time members of staff upon full 
occupation of the site. Staff numbers are expected to increase 
incrementally alongside pupil numbers until full capacity is reached. 
Bolder Academy would be a free school and join Hounslow’s Education 
Improvement Partnership (EIP). 

4.3 The school would be part two, part four storey incorporating flat 
parapet and pitched roof forms. The design would be modern, with a 
cantilevered projection on the front elevation acting as a student 
entrance, step-outs in building line and variation in roof form and 
height. Solar panels would be incorporated into the flat roof elements of 
the building as well as louvered vents and rooflights elsewhere. Hard 
and soft play areas would surround the rear school building with other 
areas hard and soft landscaping to the front. 

4.4 Two of the existing playing pitches and their associated floodlights 
would be retained and a new MUGA would be provided to the north-
west of the school building.  

4.5 57 car parking spaces will be provided (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 active 
connection and a further 7 spaces for potential future connection.  The 
main car park would be located adjacent to the eastern boundary of the 
site with a small amount (6 spaces including 3 designated disabled 
bays) of visitor parking to the front. Cycle parking provision is also 
included within dedicated areas for staff and pupils. Servicing and 
deliveries would be undertaken from the rear of the school, with a 
separate refuse/recycling store located at the northern corner of the 
building, adjacent to the entrance to the staff car park.  

4.6 The proposed site layout in the plan extract below: 



 

5.0 CONSULTATIONS 

5.1 283 neighbouring properties were consulted by letter on 20/04/2017. 
Five further properties were notified on 21/04/2017 and 465 further 
properties were consulted by letter on 28/04/2017. 

5.2 Press notices were published on 05/05/2017 and site notices were 
posted on 19/05/2017. 

5.3 Twenty -eight representations from individuals raising objections to the 
proposal have been received and these are summarised below: 

Objection Response 

Concern with 
proximity of two new 
schools (Bolder and 
Nishkam) and 

This proposal has taken into account the 
committed developments within the vicinity of 
the site, and it is considered that, on balance, 



resulting impacts the application is acceptable. 

A full assessment is included in Section 7 
below. 

Concern that Tesco 
is not sufficient to 
provide Park and 
Stride for two 
schools 

This proposal has taken into account the 
committed developments within the vicinity of 
the site, and it is considered that, on balance, 
the application is acceptable. 

A full assessment is included in Section 7 
below. 

Possible/anticipated 
increase in volume 
of vehicles and 
pedestrians 

Congestion 

Safety concerns for 
pedestrians  and 
cyclists 

A number of measures (detailed in the 
assessment section below) are proposed to 
ensure that there would not be an unacceptable 
impact on the safety of the surrounding roads 
or pedestrians. Although there would be an 
increase in traffic, a robust Travel Plan would 
be provided which would strongly encourage 
the use of sustainable transport. 

A full assessment is included in Section 7 
below. 

Lack of parking on –
site 

Lack of available 
parking in the 
surrounding area 

The proposal includes up to 57 car parking 
spaces for the school within the site, this is in 
line with London Plan standards. A robust 
Travel Plan would be secured which would 
strongly discourage car borne trips and actively 
promote the use of sustainable transport 

A full assessment is included in Section 7 
below. 

Loss of green space The main school building would be in the south-
western corner of the site to minimise the 
intrusion on the openness of the site and MOL. 
The provision of much-needed school places 
would represent ‘very special circumstances’ to 
justify development in MOL. 

A full assessment is included in Section 7 
below. 

Location is 
underneath a flight 
path, concern over 
the effect that air 
pollution will have 
on the pupils who 

An Air Quality assessment has been submitted 
with the application that demonstrates the 
proposals would not give rise to unacceptable 
levels of air pollution associated with this 
development and that the school building would 
be appropriately designed to mitigate any 



attend impacts from existing pollutants.  

A full assessment is included in Section 7 
below. 

Support for the 
concerns raised by 
OWGRA 

(full details of 
OWGRA comments 
given under 
paragraph 5.5) 

A full assessment is included in Section 7 
below. 

Concerns that only 
one access is 
proposed  

A full assessment is included in Section 7 
below. 

Poor Access to 
public transport 

A full assessment is included in Section 7 
below. 

Application needs to 
require the retention 
of greenfield land 
and trees 

The main school building would be in the south-
western corner of the site to minimise the 
intrusion on the openness of the site and MOL. 

Most of the existing trees would be retained, an 
Arboricultural Impact Assessment has been 
submitted which details the removal of trees 
and the justification for this. Tree Protection 
Plans for pre-demolition and post construction 
are also included. Additional planting will be 
provided as part of the landscaping proposals. 

A full assessment is included in Section 7 
below. 

Lack of public 
consultation 

As detailed above, a thorough strategy of 
notification for local residents has been 
undertaken. This goes above and beyond the 
statutory consultation required by legislation. In 
addition, prior to submitting the application the 
applicant held a series of public meetings about 
the proposal, details of which are included in 
the submitted Planning Statement and Design 
and Access Statement. 

 

5.4 Twenty-five representations from individuals in support of the proposal 
have been received and these are summarised below: 



 There is a shortage of mixed, non-denominational secondary 
school places in the Brentford and Isleworth area 

 Expressions of desire to have this sort of school available as an 
option to send children to 

 Support for the plans for the building, including its design 

 The proposal is supported by local Hounslow Head teachers 

 The proposal would serve the community with sports facilities 

5.5 Representations were also received from two residents associations, 
these are included below: 

Heston Residents Association: 

Please take into account the following considerations in assessing this 
planning application. 

It is acknowledged that there is a need for school places in the London 
Borough of Hounslow.  

However the proposal to build a new school on the old Grasshopper's 
RFC site in MacFarlane Lane raises a number of serious issues 
associated with the arrival and departure of pupils to not only the 
Bolder Academy but also the nearby Nishkam School, relating 
particularly to traffic volumes. 

1. It is noted that the PTAL rating for this location is 0. 

2. In the event of the Bolder Academy proposal being approved and 
even with staggered school arrival / departure times there will remain a 
problem with traffic volumes on Syon Lane.  

3. The situation will be further exacerbated by the further commercial 
developments on the Great West Road, coupled with home to work 
road traffic and also the continued residential development in the area 
generally. 

4. A major consideration must be the narrowness of Syon Lane (and 
Windmill Lane), despite the widening to allow for the Nishkam School 
related traffic. 

5. The encouragement for cycling and walking to a school is not 
appropriate for this location. 

6. Greater encouragement to car sharing by parents / carers must be 
encouraged. 

7. There is insufficient provision for teacher / staff parking. 

8. Alternative ingress / egress points should be investigated.  



9. The use of the Tesco car park facility for Park and Stride does not 
appear to have been agreed.  

In summary, greater consideration must be given to the inevitable 
increase in car journeys associated with the proposed Bolder Academy 
and constructive ways and means investigated "before the event". 

Osterley and Wyke Green Residents Association:  

An initial response was received on 10/05/2017 which raises concerns 
over Site Location and Public Transport, Traffic Projections, Tesco 
Park and Stride, Parking, Cycling and Walking. Following the 
submission of additional information, these comments were revised 
with the submission of a further representation, as detailed below: 

OWGRA supports the development of the Bolder Academy as this 
school will serve the local community of Isleworth and Brentford. The 
worthiness of the project does not, however, mean that normal 
planning considerations should be relaxed. We are very concerned that 
the transport and traffic issues have not been adequately addressed 
despite raising these problems with Bolder since December 2016. The 
problems detailed below need to be addressed satisfactorily and 
solutions proposed by the applicant before planning permission is 
granted. The issues of transport, safety and pollution are now so 
important for Hounslow and London generally that the application 
should not be passed on the basis of a promise to sort out the 
problems later on. There has been plenty of time to resolve them and 
this has not yet been done. 

It should be noted that Bolder have responded to some of the 
comments below but have not provided any solutions, so the 
comments still stand. TfL have stated “TfL currently unable to support 
the proposal; as it does not comply to London Plan policies; and 
considers the current proposed mitigation measures would not be 
sufficient to mitigate against the likely high and traffic impact from the 
proposal.” 

1. BOLDER SITE LOCATION AND PUBLIC TRANSPORT 

a. The site of the proposed Bolder Academy has very poor access to 
public transport, which is why it has a PTAL (Public Transport 
Accessibility Level) rating of 0 (0 is the lowest rating, 6b is the highest). 
Despite this lowest rating, the following very misleading statement 
appears in the TA 

“Despite having a PTAL of 0, the site is considered to be generally 
accessible by public transport”. 

This sort of conclusion gives readers very little confidence in any of the 
analyses and conclusions contained in the Bolder TA. 



b. Osterley station is 1.2 miles away (25-30 minutes’ walk) and Syon 
Lane station is 0.7 miles away (15 minutes’ walk). The H91 bus stop is 
0.5 miles away (10 minutes’ walk) and the H28 bus stop is 0.4 miles 
away (8 minutes’ walk), hence the PTAL of 0. 

c. The H28 is a single decker bus which runs every 20 mins and takes 
a very circuitous route to Hounslow, and then Hayes via Heston and 
Cranford. Table 26 in the TA shows that the proposed number of pupils 
using each H28 bus during the AM peak (8-9 am) is 90. Interesting, as 
the capacity of the single-decker H28 is only 42, including standing. 

d. There is no direct bus route into the heart of Brentford or Isleworth, 
where most of the pupils will come from. 

2. TRAFFIC PROJECTIONS 

a. We are mainly concerned with the impact of the Bolder Academy on 
the morning rush hour (AM peak) as that is when commuter and school 
traffic coincide. Staggered school hours for Bolder, Nishkam Primary 
and Secondary will not necessarily reduce the traffic problem as 
students and parents arrive when they want and is convenient for 
them. 

b. Bolder have relied on some data from the Nishkam planning 
application of June 2015; the reliability of these data had been 
questioned by residents at the time. 

c. Bolder are predicting 378 two-way traffic journeys during the AM 
peak, whereas it will be at least 435 (as they omitted staff arrivals). Add 
to this another 1,200 predicted two-way traffic journeys for Nishkam 
(forecasts from local residents based on available local and national 
data) in the same area and we are faced with at least an extra 1,635 
car journeys in east Osterley along narrow and very congested roads. 

d. The concern with Bolder traffic is that it will be heading north up 
Syon Lane from Gillette Corner, turning right into Tesco, with staff 
turning right into MacFarlane Lane, thus exacerbating southbound 
tailbacks along Syon Lane and Windmill Lane (which often go beyond 
the M4 underpass and as far as Tentelow Lane). These tailbacks will 
be further exacerbated by pedestrians crossing Syon Lane along 2 new 
zebra crossings (one for Nishkam, one for Bolder). Additional braking 
caused by pedestrian crossings will increase pollution (clutch and 
brake pads contribute significantly to particulate pollution). Driver 
frustration will increase, as will the use of car horns. 

e. The TA states “Table 17 also shows that the impact of the approved 
Nishkam School and Sky campus developments is relatively high, 
particularly during the AM peak hour”. Nishkam never admitted the 
impact on local traffic would be high – we now know from this sentence 
that we were right (in saying the traffic impact of Nishkam would be 
very considerable) and we have to conclude that the claims use as a 



basis for the Nishkam approval were inaccurate and, in the context, 
misleading. 

f. Of even greater concern is this statement in the TA “the modal split 
projections of the Nishkam TA (SA, 2015a) perhaps underestimate the 
projected impact of the development”. In other words, the Nishkam 
traffic projections were perhaps too low, which is what local residents 
have been saying since the day the Nishkam planning application was 
submitted back in June 2015. 

g. We are concerned the TA contains no details of proposed 
improvements to Gillette Corner (36 collisions in the last 5 years) and 
the Syon Lane/Grant Way and Syon Lane/Tesco junctions. 

h. There are no data in the TA on future increases in traffic from the 
further development of SKY, the Gillette building and the Golden Mile. 
The danger of “considering each application on its individual merits” 
without looking at predictable high prestige projects for the given area 
is that the straw that breaks the camel's back is not considered until the 
back is broken. For this reason, we urge the Planning Committee to 
require that the applicant provides a solution to the known traffic 
problems before approval is considered. However worthy the project, 
these issues are too important to be treated as an afterthought to be 
sorted out following approval. The issues raised here have been known 
about for over 6 months. If there is a solution then it must be 
demonstrated to exist prior to approval. 

3. TESCO PARK AND STRIDE (P&S) 

a. The TA contains bold statements about Tesco being designated as 
the P&S for parent drop-off and pick-up, and that Tesco have been 
approached but not yet officially agreed. We know from the Tesco 
Osterley General Manager that he has not been approached by Bolder, 
and in any case, Tesco HQ have turned down Nishkam’s request for 
P&S but that will not stop Nishkam parents from using the car park. It is 
unlikely, therefore, that Tesco will officially agree to Bolder P&S. 

b. Even if Bolder are allowed to use the Tesco car park for P&S 
unofficially in the short term, there is no guarantee that that facility will 
be available in the future, as Tesco are known to have plans to use 
part of the car park for development. 

c. The Tesco Osterley General Manager has stated that the gates from 
the Tesco car park into MacFarlane Lane will remain closed and will 
therefore be inaccessible (contrary to what is stated in the TA), thus 
removing a possible short cut for pedestrians and cyclists. 

d. We wonder whether Bolder have considered approaching 
Homebase to use their car park for P&S in the mornings, as that car 
park is quite empty at that time, and most of the children will be coming 
to the school from the south (Isleworth), south west (Hounslow) and 



south east (Brentford), so using Homebase would alleviate many of the 
problems of parents clogging up the Syon Lane/Tesco roundabout. 

e. TfL have stated that they oppose the principle of Park & Stride as it 
encourages car-based travel (in their response to the planning 
application TfL state that the applicants “Seek alternative measure to 
replace the proposed Tesco Park & Stride proposal to reduce car 
based trip, and to reduce traffic impact”). 

4. PARKING 

a. 57 parking spaces are proposed for 90 staff, but the PTAL is 0, and 
there is no information on where additional staff might park their cars. 
Only 3 visitor parking spaces are proposed, which is insufficient as 
there is nowhere in the surrounding streets to park. Three coach bays 
also seem inadequate. There seems to be no information in the TA 
about delivery vehicles and where they would park and how they would 
access the site. 

b. TfL suggest a maximum of 45 car parking spaces, which could mean 
even more staff looking for parking spaces in nearby streets. 

c. Projected staff travel to school for Bolder shows significant 
differences to Nishkam, despite their proximity to each other and poor 
PTAL scores (Nishkam PTAL is 1b). Nishkam are predicting 9% of staff 
will arrive by train/tube while Bolder suggest a figure of 22%, and the 
comparison for arrival by car/taxi is 66% and 59% respectively, which 
is also quite different. So, which figures are correct or are both of the 
estimates wrong? 

d. The Travel Plan contains the following statement “This Travel Policy 
should highlight that on-street parking across the local area is 
unacceptable”. This is not strong enough. To ensure that parents don’t 
drop-off and pick-up inappropriately in the surrounding very congested 
and narrow streets and CPZ areas, OWGRA proposes that planning 
approval be conditional on the installation of ANPR (Automatic Number 
Plate Recognition) with fines for inappropriate drop-off and/or pick-up. 
The Council should also introduce traffic calming measures. This can 
be done via s106 funding if necessary. 

5. CYCLING 

a. There is a cycle path along the A4, but no cycle path along Syon 
Lane or the very narrow MacFarlane Lane. Wood Lane might be 
designated as a suggested cycle route but it is very dangerous with 
cars parked on both sides on the southern section; the northern section 
is very narrow and the whole of Wood Lane is a bus route. 

6. WALKING 

a. The prospect of thousands of pupils, parents, staff and siblings for 
Nishkam and Bolder walking along narrow, often uneven pavements, 



crossing very busy roads during the AM peak is fraught with danger. 
Safety has to be paramount and appears not have been given the 
serious consideration required. 

b. How seriously has the alternative walking route (and possible drop-
off site) along Harlequin Avenue been considered, or a route via Shield 
Drive? Who, if anyone, has been in touch with SKY about these 
walking routes through their site? SKY is benefitting from the 
Grasshoppers land swap, so shouldn’t LBH be putting pressure on 
SKY to give something back to the community and allow access to 
Bolder via its site? Access via this alternative route would take some 
pedestrian and vehicular traffic away from the very busy Gillette Corner 
and Syon Lane. OWGRA proposes that planning approval be 
conditional on a second access route for pedestrians, cyclists, (school) 
buses and drop-off/pick up by car. 

c. The subway under the A4 is dangerous as there are no clear 
sightlines so the cosmetic changes proposed eg installing mirrors, will 
be insufficient. 

d. Air quality assessment is contained in a separate document in the 
planning application. Pollution figures for the area are based on 
computer models. Whereas what is needed are actual measurements 
to be made. Pollution levels at Gillette Corner and along Syon Lane are 
of great concern during the AM peak. It is important that the TA takes 
into account the combined pollution levels and environmental impact. 
Whether a proposal will have significant effects on the environment 
should be approached on a case by case basis and not by reference to 
whether the effect might influence the decision. 

7. TRAVEL PLAN 

a. The Travel Plan contains very little detail on how the school is going 
to prevent car-based travel. It is a wish-list not a concrete plan of 
action. 

b. The new version of the Travel Plan (June 2017) does state that a 
Travel Plan working group is to be established and will include local 
residents, ward members and local stakeholders to discuss transport 
issues associated with the school. However, it states that this will be 
formed 0-12 months after site occupation; this is too late as it needs to 
be set up and meet at least 9 months in advance of the site occupation. 
[NB, the approved Nishkam Travel Plan states that a Local Community 
Liaison group is set up prior to the opening of the school.] 

c. OWGRA considers it essential that the requirement for staff 
management of dangerous junctions, the Tesco car park (if it is used 
by the school) and the zebra crossings be a condition of planning 
approval. 

Additional comments received 09/07/2017: 
 



OWGRA wants to object to the admissions criteria chosen by Bolder, 
which, in case of oversubscription, is based on proximity not from the 
school but from Syon Lane train station. We find this to be 
discriminating towards the children in the nearby Osterley community 
which will be affected the most by the school setting up in the 
immediate vicinity. These children will not have a fair chance to access 
to the school. While we understand the need to prioritise admissions 
from Hounslow and not from Ealing, we also feel that a special 
provision should be made for those eligible children living in Osterley 
(more specifically Syon Lane, Oaklands Avenue, Stags Way, Wyke 
Close, Crowntree Close, Braybourne Drive, Wood Lane (north), Jersey 
Road, Ridgeway Road North, Lingwood Gardens, St Mary’s Crescent, 
Thornbury Road (north)). 
 
2nd Addendum to comments received on 17/07/2017: 
 
It has only just come to our notice on Friday, 14 July, that TfL are 
proposing a bus route through the SKY complex; route 112 would 
come along the A4 from South Ealing, turn right into Harlequin Ave, go 
through the SKY complex to Grant Way and arrive at its terminus of 
Tesco Osterley. 
 
If public transport is being given access via the previously private 
(closed-to-the-public) SKY site, all the more reason for seeking a 2nd 
access route to the Bolder Academy via this same route for pedestrian 
and cycling pupils and staff, and maybe providing an area for parent 
drop-off. 
 
The need for a second access route has been understood since last 
year. Planning approval should not be given on the basis of sorting this 
problem out at a later date. To do so would be tantamount to kicking 
the problem into the long grass. This problem must be resolved before 
the application is considered. If it is not then the applicant should be 
told to reapply when it has been solved. Only this will make clear the 
importance of the issue. 
 

5.6 The application has been drawn to members' attention on the weekly 
pending decision list dated 14th – 21st July 2017 (Week 28) as a Major 
Scheme. 

5.7 The following comments have been received from statutory consultees: 

- Historic England: recommend an archaeological written scheme of 
investigation be secured by condition 

- Environment Agency: no specific comments made on this 
application.  

- Sport England: The landscaping plan indicates that the rugby 
pitches and safety ‘run-off’ areas are small but the RFU have 
indicated that provided the floodlight columns are 5 metres from the 



side lines of the rugby pitches they would not have concern with the 
proposed pitch layout. In relation to archery, it appears that the club 
would not be affected by the proposal.  

The subdivision of the northernmost playing field, however, would 
have a considerable adverse impact on the playing fields function. 
A fence dissecting the site would affect the maintenance of both 
resultant playing fields, reduce/restrict play off the playing pitches 
and generally have a negative impact on the flexibility of the playing 
field. In addition, the area of playing field outside the application’s 
‘red line’ would be disconnected from any facilities and could result 
in this area being underused resulting in increased demand (and 
play) at other sites which would ultimately affect the quality of 
playing pitches at other sites from overplay.  

In relation to the proposed sports facilities these are considered 
mitigation for the loss of playing field but a fence is not a sport 
facility and only would harm the function of the playing field. Sport 
England objects to the application because it is not considered to 
accord with any of the exceptions to Sport England’s Playing Fields 
Policy or with Paragraph 74 of the NPPF. To overcome the 
objection Sport England advises that the school incorporates the 
entire site so a barrier subdividing the playing field is not required. 

 Greater London Authority (GLA): Whilst the application is broadly 
acceptable in strategic planning terms, on balance, the application 
does not comply with the London Plan. The following changes, 
however, may remedy the current deficiencies and lead to the 
application becoming compliant with the London Plan: 

Principle of land use – provision of school on MOL: The pressing 
educational need and lack of available alternative sites are 
accepted as ‘very special circumstances’ which outweigh the 
potential harm to the MOL by reason of inappropriateness. The 
proposed school development is acceptable. The applicant must 
address the potential impact on playing fields, and actively engage 
with Sport England, the Council and local groups to identify any 
necessary alternative provision. 

Community use: A community use plan agreement, which secures 
the use of the schools facilities outside core hours, should be 
submitted and secured 

Urban and Inclusive Design: The Council should secure key details 
of the cladding system to ensure the best quality build quality is 
delivered. The approach to inclusive design is supported and the 
measures proposed should be appropriately secured. 

Sustainable Development: The carbon dioxide savings meet the 
target set within the London Plan. However, clarification is required 
regarding solar gains, overheating and cooling demand and the 



communal heating system. BRUKL worksheet and roof layout plan 
should also be provided. 

Transport: Revised modelling is required to understand the impact 
on local junctions and to identify any necessary mitigation to be 
secured along with the improvements identified in the PERS and 
CERS audits. The applicant should also review the proposed use of 
Park and Stride, and address issues regarding cycle parking. The 
Travel Plan should be improved and secured by S106 agreement, 
and a Delivery & Servicing Plan (DSP) and Construction Logistics 
Plan (CLP) should be secured by condition. 

- Transport for London: TfL are currently unable to support the 
proposal; as it does not comply with London Plan policies; and 
considers the current proposed mitigation measures would not be 
sufficient to mitigate the likely high traffic impact from the proposal. 
The applicant is therefore required to address the following matters 
with Hounslow Council and TfL, in line with the transport policies of 
the London Plan to make the proposal acceptable: 

 Securing the proposed off-site highways works as outlined in 
Section 7.4 of the TA; 

 A Car Park Management Plan should be secured by condition; 

 Seek alternative measures to replace the proposed Tesco Park 
& Stride proposal to reduce car based trip and to reduce traffic 
impact; 

 Review and revise modelling work in light of comments; 

 Ensure that the improvements to bus stops on Wood Lane are 
secured by condition; 

 The ‘quick-win’ measures identified in the PERS and CERS 
audits should be secured by condition and implemented before 
the full occupation of the school; 

 Further details are required of the cycle infrastructure proposed, 
and the applicant should provide at least the minimum quantum 
of cycle parking spaces. The LCDS should also be met in regard 
to cycle access and design; 

 Secure appropriate off-site walking/ cycling improvements by 
s106 agreement; 

 A DSP should be secured by condition, confirming that servicing 
trips will take place outside of peak hours and the location that 
these vehicles are expected; 

 A CLP should be secured outlining the construction 
methodology of the scheme; 



 Secure the Travel Plan by s106 agreement with further assertive 
targets and measures to encourage mode shift from cars to 
minimise traffic impact to A4 and local highway network. 

5.8 Following the submission of addition information, additional 
consultation was undertaken with both TfL and the GLA. The following 
additional comments were received: 

TfL: TfL sustains its discontent with the scheme on account of its 
transport impacts, however will no longer be objecting to it. This is with 
the firm belief that the measures proposed within the Travel Plan 
currently and in the future will mitigate the vehicular impact, and instil 
long-term behavioural change in regard to the uptake of sustainable 
modes. The Access Management Strategy will assist with this as well 
as proposing its own set of measures to reduce vehicular trips and 
encourage sustainable transport modes and safety. The pedestrian 
and cycle environment improvements, in tandem with the contribution 
of £50,000 towards the Gillette Corner scheme, are expected to further 
facilitate this. 

GLA:  

Sport England / Playing Fields: 

It is welcomed that the applicant is continuing to actively engage with 
Sport England. The loss of playing fields on the site should be 
assessed in the context of the proposals on the site, on its own merit. It 
should not be cross-referenced to what is going on at the 
Grasshoppers RFU site. Regarding the quantitative loss of playing 
fields, there should be compelling benefits of the scheme in terms of 
qualitative improvement of sport facilities and wider community 
benefits, which should be accepted by all the parties. Whilst the 
engagement with the local sport clubs is appreciated, evidence of their 
support should be provided. These clubs and Sport England and the 
Council should be consulted in the production of the Community Use 
Agreement. 

Urban & inclusive design:  

The applicant’s commitment to work with the Council in securing key 
details of the cladding system via conditions, and the proposed 
measures regarding fire safety strategy are welcomed. 

Energy: 

The demand for cooling will be minimised through solar shading on the 
south façade, solar control glazing, exposed thermal mass, mechanical 
ventilation heat recovery (MVHR) and hybrid ventilation. The area 
weighted average actual and notional cooling demands for each non-
domestic building (MJ/m2) have been provided and, it has been 
demonstrated, that the actual building’s cooling demand is significantly 
higher than the notional. Moreover, there are a number of spaces that 



seem to exceed the solar gains limit criteria by a high margin. The 
applicant should investigate further design measures in order to reduce 
the unwanted solar gains entering the building and reduce the 
building’s cooling demand lower than the notional. 

The applicant has stated that the actual building’s cooling demand is 
significantly higher than the notional due to the cooling efficiencies 
having been used being pessimistic. Nevertheless, more realistic 
cooling efficiencies have been inputted, and the model has been re-ran 
to produce improved results. Moreover, shading has now been 
included within the simulation to address the exceedance of solar 
gains. Evidence of the above statements should be provided. This item 
is still outstanding.  

The development is estimated to achieve a reduction of 30 tonnes per 
annum (18%) in regulated CO2 emissions compared to a 2013 Building 
Regulations compliant development. The full ‘be lean’ BRUKL 
worksheet should be submitted to verify the savings claimed.  

The applicant has stated that this has been provided but the BRUKL 
file cannot be found within the submitted documentation. This item is 
still outstanding.  

The applicant is proposing a centralised gas boiler-led heating system 
to supply the space heating and domestic hot water demands of the 
development. The applicant should confirm that all building uses will be 
connected to the communal system. This should also be supplied from 
a centralised boiler plant room. Further information on the floor area 
and location of the centralised plant room should be provided. 

It has been confirmed that all building uses will be connected to the 
communal system, which will be supplied from the centralised boiler 
plant room (104 m2) located is on the second floor level of the building 
above the main hall space. This location is considered to be optimum 
since it is centrally located in the ‘heart’ of the school. Nothing is 
required further.  

The applicant has investigated the feasibility of a range of renewable 
energy technologies and is proposing to install 400sq.m of Photovoltaic 
(PV) panels. A PV roof layout should be provided. This has been 
provided.  

6.0 POLICY 

Determining applications for full or outline planning permission 

6.1 The determination must be made in accordance with the development 
plan unless material considerations indicate otherwise. Local finance 
considerations must also be assessed. 

The National Planning Policy Framework 



6.2 The National Planning Policy Framework (NPPF) came into force on 27 
March 2012, and from April 2014 National Planning Practice Guidance 
(NPPG) in the form of an online guidance resource to support the 
NPPF came into effect. The Local Planning Authority (LPA) considers 
that, where pertinent, the NPPF and NPPG are material considerations 
and as such, will be taken into account in decision-making as 
appropriate. 

The Development Plan 

6.3 The Development Plan for the Borough comprises the Council's Local 
Plan (adopted by the Council on 15 September 2015), the West 
London Waste Plan and the London Plan Consolidated with Alterations 
since 2011. 

6.4 The Local Plan documents can be viewed on the Planning Policy 
pages of the Hounslow website. 

7.0 PLANNING ISSUES 

7.1 The planning issues to consider are: 

 Acceptability in principle 

 Design and Appearance 

 Impact on adjoining occupiers 

 Highways Issues 
 
Acceptability in principle 

The principle of the proposed development  

7.2 At the heart of the National Planning Policy Framework (NPPF) is a 
presumption in favour of sustainable development, which should be 
seen as a golden thread running through both plan-making and 
decision taking (para 14).  

7.3 The NPPF emphasises meeting local needs through providing high 
quality community services and good design, while protecting the local 
environment. It seeks to protect open space, with reference to specific 
local need and taking account of replacement or mitigation measures.  

7.4 Policy IMP1 (Sustainable development) of the adopted Local Plan 
states that the Council ‘will take a plan-led approach to all growth and 
development within the Borough that is considered to be in accordance 
with the principles of sustainable development as set out in the NPPF, 
with a balance of social, environmental and economic dimensions’. 
This policy re-iterates the presumption in favour of sustainable 
development established in the NPPF. 

7.5 Paragraph 72 of the NPPF states that local planning authorities should, 
“give great weight to the need to create, expand or alter schools”. It 
places great importance on ensuring there is sufficient choice of school 



places available to meet the needs of existing and new communities 
and that local planning authorities should take a proactive, positive and 
collaborative approach to meeting this requirement. 

7.6 Policy 3.18 of the London Plan states that development proposals 
which enhance education and skills provision will be supported, 
including new build, expansion of existing or change of use to 
educational purpose. It expects proposals for new schools, including 
free schools, to “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.” It goes on to say that development proposals 
which maximise the extended or multiple use of educational facilities 
for community or recreational use should be encouraged. 
 

7.7 Policy IMP2 (Delivering site allocations) of the adopted Local Plan 
states that the Council ‘will ensure that site allocations contribute to the 
delivery of sustainable growth and supporting infrastructure’, with 
special reference (IMP2 (g)) to the delivery of critical education 
infrastructure where required by Policy CI2. Whilst the application site 
is not allocated in the Local Plan, support for the delivery of new 
education facilities beyond the site allocations is expressly referenced 
through this policy in conjunction with Policy CI2. As such, the Local 
Plan strategy relies on both site allocations and the operation of 
Policies IMP1, IMP2 and CI2 to make appropriate provision for schools 
in the Borough through the Plan period. 

7.8 Policy CI2 (Education and school places) of the adopted Local Plan is 
relevant for this application and states that the Council’s approach is to 
‘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’. This will be 
achieved in particular, by 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 and by 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. 

7.9 In order to support any proposals for new education facilities, in 
accordance with Policy CI2, we would expect proposals to demonstrate 
that new education facilities, where the site has not been allocated for 
education use, will provide for an unmet demand for school places; 
demonstrate that the impact in terms of traffic, car parking and noise 
from a new education facility will not cause severe harm to the 
surrounding area; demonstrate that a new 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 that 



proposals are accompanied with a Travel Plan, to be agreed with the 
Council and implemented throughout the lifetime of the development. 

7.10 There is therefore considerable policy support for the creation of new 
schools at national, regional and local level.  

7.11 Paragraphs 79-92 of the NPPF give clear policy guidance on the 
functions the Green Belt performs, its key characteristics and 
acceptable uses. The land that forms the application site is designated 
as Metropolitan Open Land. Paragraph 7.56 of the London Plan states 
that the policy guidance of paragraphs 79-92 of the NPPF on Green 
Belts applies equally to Metropolitan Open Land (MOL). 

7.12 Para 79 of the NPPF says that the fundamental aim of Green Belt 
Policy is to prevent urban sprawl by keeping land permanently open: 
the essential characteristics of Green Belts are their openness and 
their permanence. It continues, at para 87, to say 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. 

7.13 Paragraph 88 of the NPPF states 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.  

7.14 Para 89 continues that a Local Planning Authority should regard the 
construction of new buildings as inappropriate in the Green Belt. 
Exceptions to this are: 

 buildings for agriculture and forestry; 

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

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

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

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

 limited infilling or the partial or complete redevelopment of 
previously developed sites (brownfield land), whether redundant 
or in continuing use (excluding temporary buildings), which 



would not have a greater impact on the openness of the Green 
Belt and the purpose of including land within it than the existing 
development 

7.15 The proposed development does not fall within one of the acceptable 
categories of development within the Green Belt as set out in the 
NPPF. It is therefore considered to be inappropriate development and 
a departure from the Development Plan, and as such ‘very special 
circumstances’ would need to be demonstrated for the development to 
be considered acceptable. 

7.16 London Plan policy 7.17 states that the strongest protection should be 
given to London’s MOL and inappropriate development refused, except 
in ‘very special circumstances’, giving the same level of protection as in 
the Green Belt. 

7.17 Policy GB1 (Green Belt and Metropolitan Open Land) of the adopted 
Local Plan is relevant. This states that the Council will protect and 
enhance Green Belt and MOL to maintain its openness, quality and 
permanence. The Council will achieve this by protecting Green Belt 
and MOL by ensuring that any development is not inappropriate and 
meets the purposes of Green Belt and MOL. The Council will expect 
development proposals to be compatible with and not inappropriate 
development in the Green Belt (as set out in the NPPF) or MOL (as 
outlined in the London Plan). Proposals should pay particular attention 
to maintaining the openness, setting and visual amenity by the location, 
setting, design, materials, height and landscaping of any development. 
It goes on to state that proposals should conserve and enhance the 
nature conservation, landscape and recreation and amenity value of 
MOL through positive management and that public access should be 
improved. 

7.18 Policy GB4 (The green infrastructure network) is also of relevance, and 
states that the Council will seek to protect and enhance the green 
infrastructure networks throughout the Borough. As such, we would 
expect proposals to demonstrate that there will be no significant 
adverse impact on the Borough’s green infrastructure. 

7.19 Therefore there is a strong policy stance for the protection of Green 
Belt and MOL, and the application would need to demonstrate that very 
special circumstances exist for the development to be considered 
acceptable. 

Material Planning Considerations 

7.20 The Government’s Ministerial Policy Statement ‘Planning for Schools 
Development’ (CLG: August 2011) is an important material 
consideration in the determination of this application. The statement 
sets out the government’s commitment to support the development of 
state-funded schools and their delivery through the planning system. It 
tells local planning authorities to work proactively with schools and sets 
out a presumption in favour of the development of state-funded 



schools, as expressed in the NPPF. 

7.21 It states that the following principles (amongst others) should apply with 
immediate effect: 

 Local authorities should give full and thorough consideration to 
the importance of enabling the development of state-funded 
schools in their planning decisions. 

 Local authorities should make full use of their planning powers 
to support state-funded schools applications. 

7.22 As such, this Government policy should be accorded significant weight 
and strongly supports the proposed development. 

7.23 Furthermore, the Council’s Overview and Scrutiny Committee (OSC) 
have reviewed Cabinet’s strategy and other approaches to provision of 
education facilities in London and endorsed this position. The OSC 
recognised that there would be a strong expectation that the use of 
MOL and other protected land will be unavoidable because of the 
context of population growth, the Government’s Free School and school 
place funding policies and mechanisms, and the lack of suitable, timely 
available brownfield sites.  

7.24 The Council has a School Place Planning Strategy 2010-2020 (January 
2011) in place. This outlines the key principles for the effective 
organisation of school places, the demand for places, the current 
provision and issues and opportunities for the future. 

Local need for school places 

7.25 There is an identified need for additional school places in the Borough. 
Between 2002 and 2012, the birth rate in Hounslow increased by 42% 
from 3,253 to 4,621. This resulted in a projected 24.4% increase in 
primary pupil growth between 2012 -2017. As a result there is a 
projected 29% increase (850 places) in Year 7 secondary school 
places required in Hounslow from 2015-2019; this equates to just over 
28 additional Forms of Entry (FE) needed by 2019. Agreement has 
been reached to expand the majority of the existing secondary schools 
in the Borough, which can deliver up to 14.5 additional FE. However 
without the delivery of Free Schools within the Borough, there would be 
a shortfall of 15FE. It is acknowledged that approval has been given for 
Nishkam School which helps to reduce this shortfall. However the 
latest projections, still estimate a shortfall in places for the 2017/2018 
year. 

7.26 It is the case that the greatest need for school places lays in the areas 
of greatest new population and housing growth - Central Hounslow and 
Brentford. This is in part the consequence of the sustainable 
development strategy principles of focusing new housing development 
onto brownfield regeneration sites and existing town centres and the 
other most accessible and sustainable locations. It is also in part the 



result of population moves and economic decisions of where people 
choose to live, beyond the influence of the Council 

7.27 There is a particular need in the borough for non-faith based mixed 
secondary provision. There is an absence of a mixed non-faith 
secondary school between Chiswick and Central Hounslow and a key 
hotspot in terms of need has been identified as Brentford/Isleworth. 
There is currently no co-educational provision in the Brentford/Isleworth 
area; the five existing secondary schools comprise two boys’ schools 
and three girls’ schools. In addition three of these are denominational 
schools. The approved Nishkam School would offer mixed secondary 
provision for 500 pupils in the area however this is a Sikh-ethos, multi-
faith school, and even with this provision there is still a need for 
additional secondary places. 

Sequential site selection 
 

7.28 In 2011, to help identify sufficient and the most appropriate 
‘sustainable’ sites for school expansion, the Council commissioned the 
creation of a dataset of all potential sites for school expansion and new 
schools to which to refer school providers to. Since this analysis 
represented only a snap-shot in time, it was updated and refined in 
2014 in order to reflect the changing needs and requirements of the 
borough and form part of the evidence base supporting the (then) 
emerging Local Plan. The January 2014 assessment formed part of a 
formal public consultation and provided the Borough Council with the 
evidence to allocate sites for educational purposes. The Hounslow 
Local Plan was adopted on 15th September 2015. 

7.29 Following the adoption of the Local Plan, a further assessment was 
commissioned which took a longer term view, to enable an assessment 
of sites which may be available immediately, but would also be suitable 
to assess sites which may become available later in the Local Plan 
Period. The methodology from the previous assessments formed the 
basis for this new study, being: 

 Re-use/redevelopment of existing buildings; 

 New build provision on previously developed land; and 

 New build schools on ‘greenfield’ sites. 

7.30 This assessment focused on three priorities for types of school to be 
searched for: 

 Minimum 2 Form Entry Primary School 

 Minimum 4 Form Entry (to 8 Form Entry) Secondary School; and  

 Consideration of post 16 within the main secondary school or 
separate provision. 



7.31 The Brentford and Central Hounslow admission areas were weighted 
to take more sites forward to allow for a more representative sample to 
be assessed in relation to the identified need in these areas.  

7.32 Grasshoppers Sports Ground (the application site) was included within 
this sequential assessment and was one of the final 22 recommended 
sites within the Brentford School Admissions Area.  Whilst the 
recommendations of this assessment do not allocate any sites for 
education use, and it is not an adopted planning policy document, with 
each individual site being assessed on its own merits through the 
planning process, the sequential assessment report can be used as 
supporting documentation to be considered as part of any planning 
assessment. It is clear that the sequential assessment does offer 
support for the development of this site as a school. 

7.33 Furthermore with the Government’s current approach to school place 
planning, it is clear that provision for new education facilities cannot be 
met in a timely manner on the allocated sites identified in the adopted 
Local Plan alone, as highlighted in the Local Plan Submission 2015-
2030 Education Topic Paper to the Local Plan examination, and so 
other policies of the Plan support new school uses on other sites where 
this is necessary to meet need. This is further emphasised as a result 
of the demise of the Government’s Building School’s for the Future 
programme in 2010, which has restricted the provision of new school 
provision and added to the shortage of school places. As a result of 
these pressures and the designation of the site as MOL, in order to 
justify the ‘very special circumstances’ required for development on 
MOL, a sequential site assessment was undertaken to establish 
whether the proposed development site was the most suitable, 
available and achievable for the delivery of a secondary school of the 
size sought.  

7.34 The application has been made by the Education Funding Agency on 
behalf of Bolder Academy to meet the identified local need in school 
place provision, and in particular, to address the current absence of a 
co-educational, non-denominational mixed secondary school in the 
local area. 

7.35 The applicants have worked with the Local Planning Authority on the 
methodology and the parameters for site selection, as set out in the 
site sequential assessment. Whilst there is no clear policy guidance for 
the production of site sequential assessments in relation to new 
education provision, the approach that has been taken is considered to 
be appropriate and has been undertaken in a professional manner by a 
suitably qualified and experienced consultant. 

7.36 The key constraint identified at the beginning of the process is the need 
for the new education facility to be in the Brentford Admissions Area, in 
order to account for the identified need described above. Consequently 
the search area for the assessment comprised the Brentford Admission 
Area and the area to the west of this, from which it is realistic to 
assume that some pupils will be drawn. Some locations beyond this 



initial area were also assessed; these were primarily sited to the south-
west. 

7.37 The gross site area for a school is determined by reference to the 
Department for Education’s Building Bulletin 103 ‘Area Guidelines for 
Mainstream Schools’. This includes the below figures for secondary 
schools: 

 Minimum gross site area (excluding soft outdoor PE) = 
8,000sqm or 0.76 ha 

 Maximum gross site area (excluding soft outdoor PE) = 
11,000sqm or 1.16 ha 

7.38 For the purpose of the site sequential assessment, a minimum building 
area of 8,000sqm and a minimum gross site area of 0.76 hectares 
were used. The assessment has also included within the site search 
criteria, sites where there may be scope to co-locate with other schools 
or in a mixed use with other suitable uses. However, co-location with 
another secondary school was not been examined due to potential 
conflict between the two operations. This approach is considered 
acceptable. 

7.39 The assessment consisted of two stages. The first stage was an initial 
search to identify sites from the following sources and databases: 

 Availability Schedule: Bolder Academy (prepared by Cushman & 
Wakefield); 

 Government Property Finder; 

 LB Hounslow School Site Sequential Assessment 2016 

 LB Hounslow Local Plan; 

 LB Hounslow Employment Land Review 2016; 

 Brentford Area Action Plan; and 

 Nishkam School West London Sequential Assessment 
(February 2015). 
 

7.40 This resulted in a list of 115 sites; these were then reviewed on the 
basis of the appropriateness of their location to meet the identified 
need. The majority of sites were discounted due to their location or size 
being too small to meet the minimum building/site area. The remaining 
sites were assessed to establish if they were available and deliverable, 
which included an assessment of the existing use of the site. As a 
result of this, 31 sites were taken forward to the next stage. 

7.41 The shortlist of 31 sites were then reviewed in more detail, with an 
assessment made against the following criteria: 

 Current Use 

 Current Condition 

 Local Plan Allocation 

 Neighbouring Uses 



 Site Constraints 

 Access to existing Playing Fields 

 Available/Deliverable within timeframes 

 Planning Suitability, and 

 Overall Suitability 
 

7.42 These criteria were agreed with the Local Planning Authority before the 
assessment was undertaken and it is clear that the assessment was 
based on an assessment of the site’s suitability, availability and 
deliverability to fulfil the needs of the proposed school. 

7.43 The detailed assessment of each of the 31 sites taken through to the 
second stage was provided, and the results showed that the 
application site was the only suitable, immediately available site within 
the Brentford and Isleworth area. The assessment demonstrates that 
there are no other alternative, suitable and available sites within the 
development delivery timeframe for the proposed new secondary 
school within the search area, as defined by local need, and with a 
more preferable land use or location.  

‘Very Special Circumstances’ 
 

7.44 It is clear that the proposed erection of a part 2 and part 4 storey 
school building on Metropolitan Open Land is considered to be 
inappropriate development in terms of MOL policy. As detailed above, 
in order to be considered acceptable, it must be shown that there are 
‘very special circumstances’ for the development. ‘Very special 
circumstances’ will not exist unless the potential harm to the MOL, by 
reason of inappropriateness, and any other harm, is clearly outweighed 
by other considerations. 

7.45 However, none of the policies in the Development Plan or the NPPF 
preclude any development from occurring in MOL. The relevant 
policies make clear that ‘appropriate’ development is permitted (subject 
to ordinary planning assessment) and that where ‘very special 
circumstances’ can be made, inappropriate development is also 
permitted. 

7.46 As outlined above, there is a growth in the demand for secondary 
school places and this includes the need for additional provision in 
2019. In order to meet this demand, the delivery of approved Free 
Schools is required, and these need to be functioning from permanent 
sites at that time. Furthermore it has been highlighted that there is a 
particular local need in the Brentford and Isleworth area and there are 
currently no mixed, non-faith based secondary schools within this 
locality. Therefore, it is considered that there is a justifiable educational 
need for a new school of the size and type proposed in this location, to 
cater for the existing and future demand for secondary school places. 

7.47 It is clear that the need for schools is a ‘material consideration’ in 
planning legislation which is of great weight in policy (NPPF para 72) 
and this need has been considered as part of the ‘very special 



circumstances’ justification in this instance. The pressing educational 
need, as a justification for ‘very special circumstances’, has been 
accepted by the GLA. 

7.48 The lack of alternative sites, deliverable and available in the necessary 
timeframe has been evidenced in the sequential site assessment 
undertaken in support of the application. This makes it clear that there 
are no other suitable and available sites in the catchment area for the 
school to meet the identified need. The GLA have also accepted that 
this lack of alternative sites would constitute ‘very special 
circumstances’ in this instance and outweigh the harm to the MOL by 
reason of inappropriateness. 

7.49 It is therefore considered that the combination of both a clear and 
evidenced need for secondary school places in this area and the lack 
of available, alternative sites, as demonstrated through the sequential 
assessment, represent ‘very special circumstances’ for allowing 
development in MOL. The proposed site is available and deliverable 
and would be of a size that would help address the growing need for 
secondary school places. It is considered that this need and the lack of 
alternative sites that are presently available to meet this urgent need 
represent ‘very special circumstances’ for development on MOL land in 
this instance. The proposal would therefore be in accordance with the 
adopted Local Plan, the London Plan and the NPPF. 

7.50 Having established that ‘very special circumstances’ exist to allow the 
erection of a school on this site in the MOL, the following section 
assesses whether the proposal would minimise harm to the openness 
of the MOL.  

Impact on the Metropolitan Open Land 

7.51 The proposal would include the erection of a part two-part four storey 
building, which would be sited towards the southern corner of the site. 
It is considered that this would be the most sympathetic location for any 
new building within this area of MOL, as it would minimise intrusion into 
the wider area of MOL. This siting would ensure the school building is 
contained predominantly within the area of the site that has been 
previously developed, i.e. where the existing club house and car park 
are sited. Whilst it is acknowledged that the school building will be 
larger than the existing club house, in terms of both footprint and 
height, this siting ensures that the new building would be closely 
related to, and viewed in the context of, the existing buildings located 
on the southern side of MacFarlane Lane, most notably the BSkyB 
campus. Thus, it is considered that this is the most logical and 
appropriate siting for any new built development. The building mass is 
also stepped, with the taller elements sited closest to MacFarlane 
Lane, which also serves to lessen the visual impact.  

7.52 The proposed siting would allow for a substantial area of the site to 
remain open, with two of the existing playing pitches being retained, 
which supports the objectives of MOL to protect openness of character 



and appearance. The application is accompanied by a Landscape and 
Visual Impact Assessment which further justifies this siting as showing 
there would be minimal impact on the wider area of MOL. As such, in 
the overall context of the application site, it is considered that the 
proposed school buildings and their location have minimised the harm 
to the openness of the MOL.  

7.53 Whilst it is accepted that there would be some infrastructure 
requirements located north of the school building (i.e. the access and 
staff parking, security fences etc.), it is not considered that these 
features in themselves would result in a significant loss of openness or 
the general character within this area of MOL. The new MUGA would 
be located on previously undeveloped land; however this feature in 
itself is considered to represent appropriate facilities for outdoor sport 
and, as such, is not defined as inappropriate within MOL. In addition 
the MUGA relates to a re-provision of existing facilities and would be 
sited within close proximity of the new school building, helping to limit 
further intrusion into the MOL. Whilst there would be a fence 
surrounding the proposed MUGA, it is considered that it would have 
minimal impact in terms of intrusion or impact on openness of the MOL. 
Overall, more than half the site will retain the openness of the MOL and 
therefore the proposal is considered acceptable in this instance. 

7.54 Finally, it is clear that the wider area of MOL will continue to serve its 
purpose and fulfil the function of a green swathe in the metropolitan 
area. 

7.55 On this basis it is considered that, whilst the proposal would result in 
significant alterations to the general appearance of the site, it has been 
appropriately sited to minimise its impact on the character and openness 
of this area of MOL and the proposed landscaping would not have a 
significant adverse impact on the green infrastructure in the local area. 

Loss of existing open space, sports and recreational buildings and land 

7.56 The site is considered to constitute a playing field, and at present the 
site remains in use as a Rugby Football Club. However the application 
site does not encompass the whole of the existing Rugby Club site. 

7.57 Paragraph 74 of the NPPF states that existing open space, sports and 
recreational buildings and land, including playing fields, should not be 
built on unless: 

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

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

 The development is for alternative sports and recreational 



provision, the needs for which clearly outweigh the loss. 

7.58 London Plan Policy 3.19 ‘Sports facilities’ sets out that those proposals 
that increase or enhance the provision of sports and recreation facilities 
will be supported; whereas those that result in a net loss of sports and 
recreation facilities, including playing fields should be resisted. 

7.59 As noted above, the proposal would retain two floodlit playing pitches 
on the site and provide an improved MUGA which is shown to provide 
3 courts. In addition the proposal would provide an indoor sports hall 
with associated changing rooms, which would be open to the 
community to use during evenings and weekends. It has also been 
confirmed that lockers will be provided and available for community 
use. 

7.60 The retained pitches would remain as per the existing sizes and thus 
are unaffected by the proposal. Sport England and the Rugby Football 
Union have indicated that provided the floodlight columns are 5 metres 
from the side lines of the rugby pitches, they would not have concern 
with the proposed pitch layout. 

7.61 Whilst the proposal would result in the loss of one playing pitch on site, 
it is considered that the proposed sporting facilities provided by the 
development are a significant benefit to the proposal, given that they 
provide on-site sports facilities for the school as well as adding to the 
facilities available to the community within the area, with the indoor 
facilities providing more capacity throughout the year and into 
evenings. It is also noted that there are currently no fully accessible, 
separate changing facilities for males/females, whilst the proposals 
would provide fully accessible, separate changing facilities, resulting in 
a significant enhancement of facilities for the wider community and 
helping to promote inclusive access. On this basis, it is considered that 
the proposed sports facilities provide suitable mitigation for the loss of 
playing field, and therefore there is no objection to this. This position 
reflects that taken by Sport England. 

7.62 At present the site is used by a local archery club, Greenwood Osterley 
Archers. It has been confirmed that the proposal would not interfere 
with the suitability of the site for archery and Sport England have 
confirmed that the club would not be affected by the proposal. It is 
understood that the School Trust are keen for archery to continue on 
the site and are currently in discussion with the club. 

7.63 As identified above, the application site does not cover the entire 
existing Grasshoppers Rugby Club site; an area to the north-east is 
excluded from the red line boundary and this contains an existing 
playing pitch. A boundary fence is proposed to be erected between this 
area and the school site. The area is outside the red line boundary; it is 
therefore not subject to this application and should not be assessed as 
such. An objection has been received from Sport England on the basis 
that this area is excluded from the application and the proposed fence 
would subdivide the existing playing field, and have a considerable 



adverse impact on the playing fields function. This stance is disputed 
by the applicant and the Council. 

7.64 The area of land is not included within the area of land to be 
transferred to the ownership of the Education Funding Agency; 
therefore it would be outside the control of the applicant. This justifies 
its exclusion from the red line site outline. 

7.65 The applicant has stated that a secure site is required for pupil safety 
and that this is a legal requirement; this necessitates the position of the 
fence. The position of the fence would not have a significant impact on 
the usability of either of the pitches; it is located between existing 
pitches and does not encroach onto the area marked out as a pitch. 
Therefore the inclusion of a fence in this location is accepted by the 
Local Planning Authority. 

7.66 In terms of use of the land, maintenance access to this area would be 
provided along the side of the proposed staff car park. The separation 
of this area of land from the school site would allow this area of playing 
field to be used during weekdays, evenings and weekends. This would 
not be possible if the area were included within the school site, as this 
would restrict usage to evenings and weekends only. It is considered 
that this would inhibit the capacity of this area of playing field 
unnecessarily. Therefore the Local Planning Authority is satisfied that 
the inclusion of the fence within the development proposal would not 
have a significant adverse impact on the playing fields function or the 
overall provision in the wider area. 

7.67 Finally the Council’s Public Health and Leisure department are fully 
supportive of the proposals for Bolder Academy. The proposal for the 
school to be built on the existing Grasshoppers site will enable the 
Council to work towards meeting the existing deficit with regard to 
playing pitches. The addition of a sports hall, that has been designed to 
ensure full community use at evenings and weekends, would contribute 
to closing the gap on the Council’s latent demand for 11 court sports 
hall space in the north-east of the borough, as identified within a recent 
sports facility strategy. The location of the proposed school is within 
this identified area of need, and therefore the proposal is considered to 
be a positive contribution to sports facilities in the borough. 

7.68 There are also wider benefits to be realised as a result of the proposal. 
The development of Bolder Academy would also help to facilitate the 
relocation of the Grasshoppers RFC and Grasshoppers netball club to 
their new facilities that have recently been granted planning approval to 
the west off Syon Lane. The provision of new floodlit artificial grass 
pitches, netball courts and grass pitches on a site that is currently 
fenced off and inaccessible to the public, will enable the club to grow 
and widen their offer to the local community. The approved new 
pavilion and sports club facilities (planning ref. 01255/D/P2) will provide 
much needed changing rooms to meet the growing demand of female 
rugby, an area that, on the existing site, the club can only cater for in 
temporary containers.  



7.69 In conclusion, the proposal has multiple sporting and physical activity 
benefits for both the local area and the whole borough and supports 
the Council’s corporate priority of creating an active, healthy borough 
and reducing physical inactivity levels by half by 2025. The proposal 
would bring the current sporting offer in the area to four rugby pitches, 
a floodlit artificial grass pitch, three all-weather surface netball courts 
and a multi-use games area. The playing field adjacent to the school 
site would also remain as a sports pitch with a separate access from 
the school, as discussed above. 

7.70 It is therefore considered that the proposal falls within the exceptions of 
paragraph 74 of the NPPF since the proposals would result in the 
equivalent or better provision in terms of quantity and quality in a 
suitable location and that approval of the scheme can be 
recommended. 

Design and Appearance 
 
7.71 Policy 7.1 of the London Plan requires the design of new buildings and 

the spaces around them to reinforce or enhance the character of the 
neighbourhood. Policy 7.4 requires the design of the building to 
respond appropriately to the local character.  Policy 7.5 requires the 
provision of a high quality public realm. Policy 7.6 requires high quality 
architecture and materials. 

 
7.72 Policy CC1 of the Hounslow Local Plan seeks to ensure that all new 

development preserves conserves and enhances their special qualities 
and heritage.  Policy CC2 of the Hounslow Local Plan seeks to retain, 
promote and support high quality urban design and architecture to 
create attractive, distinctive, and liveable places. 

Layout 

7.73 The proposed school building has been sited to minimise its impact on the 
openness of the MOL, as discussed above. As such the building occupies 
the southern corner of the site, leaving a significant portion of the site 
open. In addition, the use of glazing also ensures that the building relates 
to, and allows views of, the open area of MOL. The hard landscaped 
elements are concentrated around the building, with the proposed staff car 
park positioned to the north-east of the site to help minimise the intrusion 
into the openness of the site and limit the amount of roadways and vehicle 
circulation within and across the site. The proposed access is considered 
to provide a clear and legible route to the school entrance and provide an 
identifiable setting for the school building. 

7.74 The associated external spaces have been appropriately laid out around 
the building, being closely clustered around the various internal functions. 
The building is zoned in terms of a separation between three identifiable 
zones; the main teaching zone, the central hall gathering & study zone 
and the sports and community zone. Furthermore, the existing tree 
planting along the northern boundary with the Golf Club is to be retained. 
A landscaped buffer is also provided between the school and the adjacent 



Goals site. This buffer is considered to help soften the impact of the new 
building. Boundary treatments have also been carefully considered to 
provide necessary security for the site whilst enabling views into and 
across the site. Final details of boundary treatment will be secured by 
condition. 

Scale, massing and design 

7.75 The building will be viewed within the context of the adjacent BSkyB 
campus which comprises a number of large buildings, including the 6 
storey car park. In light of this context, the building height varies, with 
the tallest element (four-storey) limited to the southern-most part of the 
site closest to these neighbouring structures, before stepping down to 
the playing fields beyond. This is considered an appropriate response 
to the local context and sensitive setting of this site. As such it is 
considered that the proposal would be of an appropriate scale for its 
setting and respond well to the context of the surrounding area. 

7.76 The new building would be of a modern design, incorporating flat, 
parapet and pitched roof forms, with a cantilevered projection on the 
front elevation providing the main student entrance and giving legibility 
and a sense of identity to the building. The proposed roof form helps 
create interest and break up the mass of the building. The inclusion of 
green roofs in the most appropriate locations is also welcomed as this 
will also help to assimilate the development with the wider MOL. 

7.77 Whilst the proposed building footprint is large, it is considered that the 
design approach has resulted in a massing that would not be overly 
dominant in the landscape with the variation in height across the building, 
as well as the façade treatment helping to break up its appearance. 

7.78 The Centaurs RFC Pavilion and Club House building, within the Goals 
Soccer Centre adjacent to the site is Grade II. However, given the 
separation distance between this and the application site 
(approximately 100m to the south-west) where there are numerous 
artificial football pitches with high fencing surrounds, it is considered 
that as a result of the siting, massing and design of the proposed 
school building, there would be no harm to the setting of this listed 
building.  

7.79 Overall the design approach focuses on an identifiable appearance that 
would give some identity to the school in the context of the site, whilst 
protecting the openness of the site as far as possible. However it is 
important to ensure that the finish is of a high standard; the 
landscaping arrangement and finished treatment will be integral to the 
success of this development ensuring it becomes integrated into the 
wider setting of this site. Therefore it is necessary to secure the 
proposed materials and detailed landscaping by condition. As such it is 
considered that the proposal would be appropriate to its setting and 
considerate of the surrounding landscape and broader context, and as 
such would be in accordance with the NPPF, the London Plan and the 
adopted Local Plan. 



Impact on adjoining occupiers 

Light, Outlook, Visual Intrusion and Privacy 

7.80 London Plan policy 7.6 states that buildings and structures should not 
cause unacceptable harm to the amenity of surrounding land and 
buildings, particularly residential buildings, in relation to privacy, 
overshadowing, wind and microclimate. 

7.81 Policy CC2 of the adopted Local Plan seeks to protect existing 
residents’ amenity. 

7.82 There are no residential properties which immediately adjoin the 
application site. The closest residential properties are located in 
Oaklands Avenue over 200m from the site. Given the orientation and 
separation distances between the proposed school building and 
neighbouring residential properties, it is considered that the proposal 
would not cause any harm to the living conditions of any neighbouring 
property through loss of light, outlook, the creation of a sense of 
enclosure or an overbearing presence. Similarly due to the separation 
distance there is no concern that the proposal would result in any loss 
of privacy or overlooking. 

7.83 The proposal would not have any impact on the operation of the 
immediately adjoining uses, Goals Soccer Centre, Wyke Green Golf 
Course and BSkyB. 

Noise and general disturbance 

7.84 Policy 7.15 of the London Plan states that development proposals 
should seek to reduce noise maximising the existing and potential 
adverse impacts of noise on, from, within, or in the vicinity of, 
development proposals. 

7.85 Policy EQ5 of the adopted Local Plan states that the Council will 
require new development to have considered the impact of noise. It 
goes on to state that proposals should carry out noise assessments 
where major schemes are proposed, detailing site noise levels and the 
potential impact of the development on surrounding uses, ensure that 
noise mitigation measures are implemented to demonstrate 
compliance with BS8233:2014 as appropriate and demonstrate that 
new plant and machinery does not harm the amenity of neighbouring 
properties and generates noise level that is at least 10dB below the 
background noise levels.  

7.86 The application was supported by an Environmental Noise 
Assessment. The assessment included a consideration of the noise 
generated by the proposal, in particular the impact of vehicle noise, 
plant operation and the proposed MUGA. The report concludes that 
due to the distance to the closest residential receptor and the current 
noise environment in the area, the noise impact of the school, once 
operational, is predicted to be low. 



7.87 The introduction of a new school, in particular of the size proposed, has 
the potential to have significant impacts on the character of the local 
area in terms of noise disturbance and general activity. Clearly there 
will be significantly more visitors to the site than at present and general 
activity will increase substantially from current levels. However, it is 
considered that this would be proportionate and appropriate for this 
location. It is also noted that the nearest residential properties are 
located over 200m from the site and therefore it is considered that the 
increased intensity of the use of the site would not be significant 
enough to result in an unacceptable impact of noise and disturbance to 
the neighbours. 

7.88 To ensure that the mitigation measures recommend within the 
Environmental Noise Assessment are incorporated, a suitably worded 
condition is recommended which requires the submission of details of 
these mitigation measures prior to occupation. A condition is also 
recommended to limit the noise emissions of any external plant and 
machinery. 

7.89 Noise and activity is an inevitable consequence of new development. 
During the construction phase of the development appropriate restrictions 
will be placed on the development to minimise the disruption to local 
residents, including a restriction on construction times and the requirement 
to submit a construction management plan. 

Lighting 
  
7.90 Policy EQ6 states that when considering proposals for lighting or 

floodlighting the Council will seek to minimise light pollution and ensure 
there is adequate protection from glare and light spill to sensitive 
receptors. 

7.91 An external lighting strategy has been submitted in support of the 
application to identify and demonstrate the potential impacts of any 
external lighting on neighbouring properties. The strategy details the 
following lighting is proposed: 

 For the car park areas, 6-metre-high column mounted LED 
luminaires with forward throw reflectors are proposed.  

 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 

 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. 

 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. 

7.92 The initial lighting assessment indicates that the proposed lighting 
scheme would provide satisfactory lighting performance without any 
adverse lighting effect to the nearest residents. 

7.93 The submitted isolux plots demonstrate that the maximum illumination 
would be 70 lux, but this is only achieved around the perimeter of the 
building, and the average illumination would be much lower at 19 lux. 
The maximum illumination along MacFarlane Lane is shown as 30 lux. 
The average illumination for the car park would be 21 lux and 23 lux for 
the accessible parking bays. The average luminance on the surface of 
the MUGA would be 204 lux. These values are considered acceptable. 

7.94 The specification for the lighting has been provided on the plans and 
demonstrates that the lux levels can be achieved without having an 
impact on any of the surrounding properties. Any additional lighting 
would require prior approval from the Local Planning Authority. 

7.95 Therefore, given the siting of the school building, its separation from 
the nearest residential properties and the retention and enhancement 
of the existing perimeter planting, the proposal would not have an 
adverse impact on residents’ amenity in terms of loss of daylight, 
sunlight or overshadowing, privacy or outlook, noise or general 
disturbance, whilst the design of the external lighting around the site 
would ensure that this would not create an unacceptable level of light 
spill to surrounding properties. As such, it is considered that the 
proposal would broadly be in accordance with the NPPF, London Plan 
and adopted local policies. 

Highways issues 

Policy context 

7.96 Paragraph 32 of the NPPF requires all developments that generate 
significant amounts of movement to be supported by a Transport 
Statement or Transport Assessment. 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 presented or refused on transport 
grounds where the residual cumulative impacts of the 
development are severe. 

 Para 34 states that decisions should ensure that developments 
that generate significant movement are located where the need to 
travel will be minimised and the use of sustainable transport 
modes can be maximised. However this needs to take account of 
policies set out elsewhere in this Framework, particularly in rural 
areas.  

7.97 The London Plan recognises that transport plays a fundamental role in 
addressing the whole range of his spatial planning, environmental, 
economic and social policy priorities. It is critical to the efficient functioning 
and quality of life of London and its inhabitants. It also has major effects - 
positive and negative - on places, especially around interchanges and in 
town centres and on the environment, both within the city itself and more 
widely. 

7.98 Policy 6.1 emphasises the importance of closer integration of transport 
and development and seeks to achieve this by (inter alia): 

 Encouraging patterns of development that reduce the need to 
travel, especially by car; 

 Seeking to improve the capacity and accessibility of public 
transport, walking and cycling, particularly in areas of greatest 
demand; 

 Supporting development that generates high levels of trips only 
at locations with high levels of public transport accessibility, 
either currently or via committed, funded improvements; 

 Improving interchange between different forms of transport, 
particularly around major rail and Underground stations, 
especially where this will enhance connectivity in outer London; 

 Facilitating the efficient distribution of freight whilst minimising its 
effects on the transport network; 

 Supporting measures that encourage shifts to more sustainable 
modes and appropriate demand management; 

 Promoting greater use of low carbon technology so that carbon 
dioxide (CO2) and other contributors to global warming are 
reduced; 

 Promoting walking by ensuring an improved urban realm; and 

 Seeking to ensure that all parts of the public transport network 
can be used safely, easily and with dignity by all Londoners, 
including by securing step-free access where this is appropriate 
and practicable. 

 
7.99 Policy 6.3, regarding the effects of development on transport capacity, 



highlights that development proposals should ensure that impacts on 
transport capacity and the transport network are fully assessed and that 
development should not adversely affect safety on the transport network. 
The cumulative impacts of development on transport requirements must 
be taken into account. Transport assessments will be required in 
accordance with TfL’s Transport Assessment Best Practice Guidance for 
major planning applications. Travel plans should be provided for planning 
applications exceeding the thresholds in, and produced in accordance 
with, the relevant TfL guidance. Construction logistics plans and delivery 
and servicing plans should be secured in line with the London Freight Plan 
and should be co-ordinated with travel plans. 

7.100 Policy 6.9 sets out a number of requirements for new developments in 
respect of cycling, as follows: 

 provide secure, integrated and accessible cycle parking facilities 
in line with the minimum standards set out in Table 6.3, 

 provide on-site changing facilities and showers for cyclists, 
 
7.101 Regarding parking, Policy 6.13 states that an appropriate balance must be 

struck between promoting new development and preventing excessive car 
parking provision that can undermine cycling, walking and public transport 
use. New developments should not only adhere to the maximum car 
parking standards set out in Table 6.2 of the London Plan, but also meet 
the minimum disabled and cycle parking standards specified. In addition, 
new developments should ensure that 1 in 5 provide an electrical charging 
point to encourage the uptake of electric vehicles, with an additional 20% 
to be provided in the future. 

7.102 Policy EC2 (Developing a Sustainable Local Transport Network) of the 
adopted Local Plan has regard to transportation and seeks to 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. It echoes the London 
Plan in terms of standards established for car parking, cycle parking, 
motorcycle parking, coach parking, and electric vehicle charging, along 
with any additional standards set out in supplementary guidance. 

Highway Status 

7.103 The site fronts Macfarlane Lane which is a privately maintained road. 
The road is owned by Tesco. Macfarlane Lane has a junction with 
Syon Lane which is classified as the B454 and links the A4 in the south 
to Southall in the north. 

Vehicular Access and Highway Improvement Works 

Macfarlane Lane 

7.104 There is an existing vehicular access to the site from Macfarlane Lane. 
It is proposed that 2 new vehicular accesses will be provided, one to a 
visitor car park and one to a staff car park. The access to the staff car 



park is located at the rear of the site away from the main pedestrian 
entrance. It will be gated. Deliveries will also be made from the car 
park. 

7.105 The applicant is proposing to make changes to Macfarlane Lane so 
that it can better accommodate the predicted traffic movements. It is 
proposed that a right turn pocket will be constructed at the junction with 
Syon Lane. This will involve widening the carriageway. A raised table 
will be provided at the junction to promote pedestrian priority across the 
junction.  

7.106 The Syon Lane footway will be extended into Macfarlane Lane on the 
southern side of the junction, the existing footway along the southern 
side of Macfarlane Lane will be relocated to the northern side and the 
carriageway widened to 6m. The new footway will measure 3m wide 
and be extended along the full length of Macfarlane Lane to the 
proposed school buildings. This compares to the existing footway 
which only extends to the entrance to the Goals Soccer Centre. 

7.107 New pedestrian crossing points will be created where the existing 
gates from the Tesco car park and footpath are located. These will 
allow pedestrians to wait clear of the carriageway if a vehicle is 
approaching. Adequate visibility splays will be provided.  

7.108 Currently there is parking on the northern side of Macfarlane Lane, with 
vehicles belonging to Coles Van Hire and Sky staff parked just to the 
east of the Goals Soccer Centre. It is proposed that these parking 
areas will be removed as part of the highway works so that the footway 
can be extended. 

7.109 Macfarlane Lane is owned by Tesco and therefore all improvements 
will need to be approved by them. It is also proposed that the road is 
adopted as public highway and this would require the Council to enter 
into a s38 agreement with Tesco. The road would need to be 
constructed to the Council’s adoptable standard before this could 
happen. This will need to be completed prior to first occupation of the 
school. 

7.110 A turning area will be provided at the end of Macfarlane Lane. This will 
allow delivery vehicles and coaches to turn. 

7.111 Vehicular access to land owned by Sky will be retained from the end of 
Macfarlane Lane. This will be gated with restricted access. 

Syon Lane 

7.112 In order to assist pupils who may attend the school from the Wood 
Lane direction to cross Syon Lane, a zebra crossing is proposed to the 
north of Macfarlane Lane.  

7.113 In order to promote cycling and walking to the site it is proposed to 
provide a new off-street cycle path and widened footway between the 



junction with the A4 and Macfarlane Lane. Between the A4 and Grant 
Way it is proposed to provide a 4m wide segregated footway and cycle 
path. No improvements are proposed to the Grant Way junction but this 
will be improved under the Sky planning permission and will include 
improved crossing facilities. Discussions are on-going about the detail 
of these improvements which must be delivered before the next phase 
of development on the Sky campus. The subway under the A4 will also 
be improved as part of these proposals. 

7.114 A 3m wide shared cycle lane and footway will be provided between 
Grant Way and Macfarlane Lane. This will include improved crossing 
facilities at the Tesco roundabout. The exit from the Tesco car park will 
be widened to 2 lanes to accommodate left and right turners. The 
western approach on Syon Lane will also be widened to 2 lanes. 

7.115 It is also proposed to provide a wider footway along Grant Way 
although this will require the approval of the landowner since while the 
road and footways are adopted highway, the grass verge is privately 
maintained. It is considered that this would be a benefit although the 
existing footways do meet existing standards. If the footway 
improvements can be secured then additional crossing points are also 
proposed and the applicant has advised that discussions with Sky are 
on-going. 

7.116 All of these works (with the exception of any works to Grant Way 
footways) would be secured through a s278 Agreement. 

Pedestrian Access/Access Management Strategy (AMS) 

7.117 Pedestrian access to the school is from Macfarlane Lane. There is a 
dedicated access located at the front of the site away from both 
vehicular accesses.  

7.118 The routes that pupils take to the site will be crucial in ensuring that the 
number of car borne trips will be reduced. These routes need to be 
direct and safe. The applicant undertook pedestrian and cycle route 
audits and mitigation measures are proposed as part of the highway 
works to improve these routes. 

7.119 A significant proportion of trips are predicted to be by public transport. 
The final part of these trips will involve a walk from the nearest bus 
stops which are located on the Great West Road (H91), Tesco car park 
(H28) and Wood Lane (H28). Therefore, it is essential that these routes 
are safe and accessible. Concern has been raised that the pedestrian 
route along Syon Lane and Macfarlane Lane is not the most direct and 
is also alongside a busy road.  

7.120 The most direct route from the Great West Road would be along Grant 
Way and the footpath behind Tesco. This is the route that must be 
promoted by the school and which must be included in the Access 
Management Strategy (AMS). Tesco has confirmed that the gate to 
Macfarlane Lane will remain open.  



7.121 Tesco has informally agreed that the car park can be used as a Park 
and Stride site. The northern part of the car park is under-used in the 
morning and afternoon school peaks so parents can park close to the 
gate to Macfarlane Lane. This gate is currently locked shut but the 
bottom half is open and used by people to access Macfarlane Lane. 
Tesco has agreed that this gate can be opened to allow access at 
school opening and closing times. This will require the removal of 3 
parking spaces and management by the school with a member of staff 
likely to be located there. This will need to be secured as part of the 
AMS, with a commitment from the school to maintaining this route and 
if it becomes unavailable then an alternative strategy for pupils to 
access the school from the car park will need to be put in place. 

7.122 It is proposed that Nishkam parents will also use the car park as a Park 
and Stride site. However, the easiest access to Nishkam will be from 
the front of the car park in a different location to that likely to be used 
by Bolder Academy parents. The applicant is also proposing to have 
staggered opening times which should help to spread the use of the 
car park and avoid significant congestion. 

7.123 The AMS that has been proposed by the applicant is considered 
generally acceptable. It will need to ensure that staff are located at 
appropriate locations to monitor road safety and drop-off/pick-up. 
However, it must also include an action plan to ensure that it is 
reviewed on a regular basis and that the measures are regularly 
reviewed and modified as necessary to respond to any issues that 
arise. 

7.124 The AMS will need to be secured in the s106 Agreement. Key 
measures that will need to be secured in the AMS are: 

 Staff presence at key locations to prevent drop-off and pick-up 
anywhere other than Park and Stride sites 

 A policy to deal with persistent offenders 

 Promotion of the pedestrian route along Grant Way and to the 
rear of Tesco 

 Commitment to work with adjoining landowners to investigate 
and provide improved pedestrian access to the site 

 Commitment to work with Tesco to ensure that the pedestrian 
gate to the Tesco car park is open at school opening and closing 
times, that the 3 parking spaces in the Tesco car park adjacent 
to the gate are removed, and that staff presence is provided in 
the car park 

Parking Provision and Car Park Layout 

7.125 It is proposed to provide a total of 57 parking bays including 3 visitor 
parking bays and 7 disabled accessible parking bays. The visitor 



parking bays and 3 disabled accessible bays will be provided at the 
front of the school, with the remaining 51 parking bays provided for 
staff and located to the rear of the site. This provides parking bays for 
approximately 50% of staff. 

7.126 The TA predicts that approximately 58% of staff could be expected to 
arrive by car and therefore this level of provision is considered to be 
acceptable. Surrounding streets are located within the Wyke Estate 
CPZ which operates 9.30am-5.30pm Monday to Friday. This means 
that staff will not be able to park on roads within the CPZ. It is also 
considered that this will encourage car sharing and use of sustainable 
modes of transport to arrive at the site, thereby minimising additional 
traffic generation. 

7.127 It is expected that the School Travel Plan will promote sustainable 
travel by staff. It is also understood that staff will be able to use Sky 
minibuses to travel to and from local stations. A commitment to working 
with other operators will be included in the travel plan. 

7.128 The layouts of the proposed car parks are acceptable. 

7.129 No parking is proposed for parents dropping-off or picking-up at school 
opening and closing times and they will not be allowed to do so from 
Macfarlane Lane. The applicant is proposing to use the Tesco car park 
as a Park and Stride site, as is Nishkam School. However, this would 
be an informal arrangement with parents expected to comply with 
parking controls. It is noted that currently the car park has significant 
spare capacity in the school peak hours particularly in the vicinity of the 
gate to Macfarlane Lane. 

Parking Impact 

7.130 Officers are aware of concerns regarding parking on Wood Lane and a 
consultation is proposed to introduce “No Waiting” double yellow line 
restrictions between Braybourne Drive and Jersey Road which will 
ensure that traffic (including buses) is not obstructed by parked cars. It 
is not, at this time, proposed to restrict parking on Braybourne Drive or 
Jersey Road (east of Ridgeway Road) but this will be kept under 
review by Officers. The impact of Nishkam School would need to be 
assessed first. 

7.131 There is concern that parents may try to drop-off on Syon Lane or 
Wood Lane which would obstruct traffic flow and lead to safety 
concerns. There are already ‘no waiting’ restrictions on Syon Lane and 
it is proposed that ‘no loading’ restrictions are also introduced, which 
will be implemented through the Nishkam School planning permission. 
In order to allow the Council to use CCTV to enforce any breaches of 
this, it is investigating whether red route clearway restrictions can be 
introduced which would allow CCTV enforcement. A contribution of 
£50,000 is sought towards this. 



7.132 A travel plan commitment to look for additional or alternative Park and 
Stride sites should the Tesco site become unavailable or there are 
other unacceptable impacts as a result of drop-off and pick-up should 
be secured. 

Trip Generation  

7.133 The applicant has predicted the trip generation from the new school, 
including modal share, using information obtained from travel surveys 
from local mixed, non-faith secondary schools. This is the same 
approach used for the Nishkam School although the list of schools 
varies and does not include faith schools such as Gumley House or 
single sex schools such as Isleworth and Syon School, meaning that 
the results are different to the Nishkam School assessment. This 
approach is a standard way of assessing the potential trip generation 
from a new school and is considered to be acceptable.  

7.134 The applicant predicts that 15% of pupils and 58% of staff are likely to 
travel by car. As stated above, this is based on evidence from other 
secondary schools within the borough and is considered to be a 
reasonable prediction despite the low PTAL score. Secondary school 
pupils are more independent than primary school pupils and more likely 
to travel to school by themselves. Such a prediction would lead to 178 
pupil car journeys and 53 staff car journeys. It is worth noting that the 
predominant means for pupils to travel to school would be by bus (375) 
or walking (492). 

7.135 It is also noted that this would be a new mixed, non-faith secondary 
school in an area where there is currently a gap in provision. It is likely, 
therefore, that this school will have a local catchment area based in the 
Osterley, Isleworth and Brentford areas which means that many pupils 
are likely to live within walking, cycling and public transport range of the 
site.  

Traffic Impact  

7.136 The impact of the additional traffic has been modelled by the applicant. 
It was agreed that the modelling could be undertaken using traffic 
surveys done for the Nishkam School. The applicant has, however, 
undertaken new traffic modelling using more up to date software than 
was used for Nishkam School. 

7.137 The traffic modelling has taken into account all committed 
developments in the vicinity of the site including the BSkyB Campus 
Masterplan and Nishkam School, with all future traffic included in the 
modelling.  

7.138 The only sites allocated in the Local Plan within the proximity of the 
development site are the land to the south west of Gillette Corner, 
BSkyB and the Gillette Building. As noted above, the application has 
taken into account the development at Sky as a committed 
development. There are no current applications or permissions for the 



Gillette Building and therefore it is not appropriate to include this site 
within any assessment at this stage. A planning application has been 
submitted for the site south west of Gillette Corner, but has not been 
approved. It is not appropriate to consider potential uncommitted 
developments given that trip generation has not been agreed with the 
Council. 

7.139 It is proposed that the ‘Golden Mile’ stretch of the Great West Road will 
become an Opportunity Area in the London Plan. A transport strategy 
will be produced to support this which will estimate trip generation from 
all identified development sites. This will need to take into account all 
committed developments (including this site should planning 
permission be granted) and recommend strategic transport 
improvements for the area. However, it would still be expected for 
individual developments to be assessed based on a detailed TA. 

7.140 The submitted traffic modelling indicates that some junctions in the 
vicinity of the site would be at or over capacity in the future once the 
development traffic is taken into consideration. The key junction in this 
respect is the Syon Lane/A4 junction at Gillette Corner. It is noted that 
queuing occurs along Syon Lane back from this junction in the morning 
peak hour. This can be generally attributed to traffic waiting at Gillette 
Corner which queues back past other junctions and therefore affects 
capacity at those as well. 

7.141 TfL is the Highway Authority for the Gillette Corner junction and has 
assessed the traffic modelling submitted by the applicant. It has also 
assessed modelling for other junctions on the A4 such as Thornbury 
Road and Osterley Road. 

7.142 TfL has had significant dialogue with the applicant regarding the 
accuracy of the traffic modelling in particular relating to Gillette Corner. 
They have commented that model accuracy has been substantially 
improved during the course of discussions between the applicant and 
TfL. It is understood that there are now only minor issues, which can be 
adequately mitigated and in this case do not stand in way of planning 
consent being recommended for approval. 

7.143 TfL maintains strong discontent with the high number of vehicular trips 
proposed. This will inevitably have a noticeable impact on the Gillette 
Corner junction as well as local Borough highways. It will be the 
responsibility of the school via a robust Travel Plan and 
pedestrian/cycle environment improvements to ensure that the level of 
vehicle trips decreases with time in favour of more sustainable modes; 
this is crucial to mitigate the impact of the school. 

7.144 TfL requests £50,000 in order to complete the detailed design stage of 
a TfL scheme to improve the crossings at the Gillette Corner junction. 
Notably, this scheme includes a new controlled TOUCAN crossing 
along the northern arm of the junction, and the remodelling of the 
existing crossings on the western arm. These improvements will be of 
direct benefit to pupils on their way to school from Syon Lane station 



and the H91 bus stops on Great West Road. The new crossings will 
also benefit those that live south of the junction who will walk to school. 
Cycle modal share is expected to increase due to the TOUCAN nature 
of these crossings.  

7.145 In light of the points raised above, this contribution can be justified in 
that it will encourage the modal shift towards sustainable modes which 
the Travel Plan is based upon and is specific to this application site. 
This contribution should be paid prior to commencement of works on 
site. 

7.146 The Council is Highway Authority for Syon Lane and therefore its 
junctions with Grant Way, Tesco car park, Macfarlane Lane and Jersey 
Road, all of which have been modelled by the applicant. However, it is 
noted that the majority of existing congestion is caused as a result of 
traffic queuing back from the Gillette Corner junction, and is not a direct 
result of capacity problems at these junctions. 

7.147 The applicant proposes a right turn pocket at the junction with 
Macfarlane Lane and both this junction and the access to Nishkam 
School and Grasshoppers Rugby Club further along Syon Lane are 
expected to operate within capacity. 

7.148 The initial modelling predicted the Jersey Road/Syon Lane/Windmill 
Lane roundabout would operate above capacity with queuing in 
particular on the Windmill Lane arm in the morning peak. However, 
following further review and an assessment by the Council’s 
independent transport consultant, it is anticipated that this junction will 
operate within capacity in the future. 

7.149 Similarly, the initial modelling predicted that there would be potentially 
significant impacts on the junctions with Tesco and Grant Way. 
However, it is noted that Sky has a commitment to improving capacity 
at the Grant Way junction as part of its Masterplan for the campus. 
Should the school be granted planning permission it is expected that 
the additional traffic generated would be taken into account as a 
committed development when considering the nature of the necessary 
improvements. 

7.150 The applicant proposes to use the Tesco car park as a Park and Stride 
site and therefore there is the potential for an increase in traffic using 
this junction. However, the modelling indicates that queuing would 
increase in the future without the proposed development. The applicant 
proposes minor improvements which would increase capacity on the 
western approach to the junction but options for significant 
improvements are limited. The main way in which the impact will be 
mitigated is through the travel plan. It should be noted that it is 
assumed that all of the predicted car borne trips will use the Tesco car 
park in the morning peak hour. However, it is unlikely that this will be 
the case in reality as parents may choose to drop-off elsewhere if it is 
more convenient for onward trips to work, for example. 



7.151 It must also be noted that the school, if granted permission, would fill a 
gap in the provision of mixed, non-faith secondary schools with the 
nearest alternatives being in Hounslow or Chiswick. This means that 
prospective pupils in the Brentford and Isleworth areas would have to 
travel longer distances to attend alternative schools. Given the 
distances to alternative schools more of those trips are likely to be by 
car than would be the case if this school is permitted adding more trips 
to the highway network. 

Public Transport Impact  

7.152 The applicant’s Transport Assessment (TA) predicted a significant 
increase in use of H28 bus route which is currently served by single 
deck buses. The predicted increase would be beyond the capacity of 
the existing buses using this route. 

7.153 It is also noted that many parts of the likely catchment area are not 
linked to the site by direct bus routes. Other than the H28 the nearest 
bus route is the H91 which runs along the A4 corridor but does not 
serve the local town centres of Brentford or Isleworth. It is likely, 
therefore, that a proportion of pupils will need to catch two buses or 
one bus and walk to the site. The applicant has undertaken a survey of 
bus interchanges to ensure that adequate waiting and crossing 
facilities are in place and it is considered that no additional works are 
required to any of these areas, including the junction of Boston Manor 
Road/A4. 

7.154 TfL, having responsibility for bus services, has not objected to the 
proposal on the basis of impact on public transport. TfL has confirmed 
that it has assessed the potential impact of the additional pupils 
(including the figures provided for the H28) and will monitor the 
situation. This is a standard policy for TfL in respect of new Free 
Schools where contributions to improve services are not required up 
front. Instead the level of bus use is monitored and if required will use 
existing funding streams to increase the frequency of existing services 
or to introduce new services.  

7.155 Given that it is not known which bus services will be the most popular it 
is proposed that the annual travel surveys should include a question 
regarding which bus routes are used by pupils. This will help TfL 
monitor all routes in the area and introduce changes as required. 

7.156 It is noted that the school will not be at capacity when it opens and 
therefore there is an opportunity to monitor increasing bus use and 
apply funding as appropriate. 

7.157 It is suggested, therefore, that the annual travel surveys (required 
under the School Travel Plan) include a question relating to which bus 
service pupils use to travel to and from school. 

Servicing 



7.158 All servicing will take place within the car park to the rear of the site. 
Vehicle tracking has been supplied to demonstrate that this is 
achievable. A Delivery and Servicing Plan should be secured by 
condition. 

Cycle Storage 

7.159 It is proposed to provide 150 cycle parking spaces which would be in 
accordance with London Plan standards. A condition is required for the 
full details of the type and location of the cycle parking to be approved 
prior to first occupation of the school. Staff cycle parking will be 
separate from the pupil cycle parking and in a secure area with access 
to changing facilities. 

Travel Plan 

7.160 The implementation of a School Travel Plan (STP) will be an essential 
part of managing trip generation and in particular in ensuring that 
vehicle trips are minimised. The applicant has submitted a draft STP 
which has been reviewed by Officers with subsequent amendments 
made. This draft of the STP sets out targets for reduction in car borne 
trips together with a substantial action plan that sets out measures the 
school intends to implement to meet these targets.  

7.161 Officers have reviewed the targets and don’t believe that they are 
ambitious enough, bearing in mind the actual number of car borne trips 
that are predicted. Instead, a target of a 10% reduction in car borne 
trips by year 3, compared to the baseline will be sought, with an 8% 
reduction thereafter until the end of year 9. This will help to account for 
a potential higher level of car borne trips given the low PTAL of the site 
compared to other schools.  

7.162 The initial travel survey will provide an indication of how accurate the 
current predictions are and if these indicate a higher than anticipated 
level of car borne trips the STP measures can be adjusted accordingly 
so that it can be ensured that the actual level of traffic generation does 
not exceed that predicted. The modal share targets are based on a 
percentage reduction of the number of trips rather than actual figures 
so if the surveyed results are different to the predicted then a larger 
reduction in actual trips generated will be expected. 

7.163 Key measures that are recommended to be set out in the STP and 
included in the s106 agreement include: 

 Clear targets (10% reduction in car borne trips over the first 3 
years and 8% annually thereafter until year 9 after occupation); 

 A clear Action Plan that sets out what measures are to be 
implemented and when; 

 A clear method for monitoring, review and amendment of the 
STP including timescales of reviews and surveys; 



 Establishment of a working group to include local ward members 
and other relevant groups including residents; 

 Commitment to annual travel surveys (including a question on 
bus service numbers used by pupils); 

 Commitment to having staggered opening/closing times 
compared to Nishkam School; 

 Commitment to review Park and Stride sites; 

 Commitment to provide a School Bus if target relating to 
reduction in car borne trips is not met 

7.164 The most important measures are to be set out in the s106 agreement 
so that it is clear what the Council expects to see in the STP. The STP 
itself would be secured by condition with the final STP to be submitted 
and approved prior to first occupation. It is anticipated that the final 
document will include all of the measures set out in the current draft but 
given that the site would not be occupied for 3 years this approach will 
ensure that any updated travel plan guidance can be incorporated into 
the final document. 

Construction 

7.165 TfL has produced guidance for Construction Logistics Plans and it will 
be necessary for a condition to be attached to any permission granted 
such that a detailed Construction Logistics Plan, including how 
construction would be managed within the site, is to be submitted and 
approved by the Council prior to commencement of construction. The 
contractor will need to agree to work with contractors working on other 
nearby sites to minimise disruption and they will also be expected to 
liaise with local Ward Councillors and residents groups. There will be 
restrictions on deliveries during school or network peaks. 

Conclusion 

7.166 Whilst it is recognised that the site does not benefit from high levels of 
public transport accessibility, in this instance the mitigation measures 
that are to be put in place to ensure that traffic generation is minimised 
would ensure that there would not be a severe adverse impact. Such 
mitigation measures would be secured by condition (see end of this 
report) or within the s106 agreement. It is therefore considered the 
proposal would be broadly compliant with the London Plan and the 
adopted Local Plan and would not have a prejudicial impact on the safe 
and efficient operation of the local highway network.  

Energy and Sustainability 
 

7.167 The broad aim of sustainable development is to ensure that the quality of 
social, economic and ecological environments are improved and 
maintained for future generations. The London Plan and adopted Local 



Plan encourage sustainable development through many policies including 
promoting the use of energy efficient building design and materials, re-use 
of previously developed land and existing buildings, and location of 
development in or close to town centres and areas with good public 
transport. Sustainability is also a clear thread running through the NPPF. 

7.168 Sustainability underpins many London Plan and local adopted policies. 
These require developments to be sustainable in transport terms, to 
minimise waste, include energy efficiency measures and promote use of 
renewable energy, and not significantly increase the requirement for water 
supply or surface water drainage.   

7.169 As a major new development, the proposal can make a substantial 
contribution to sustainable development in the Borough and it is important 
that it recognises and adopts sustainable development principles. 

7.170 London Plan policy 5.2 (Minimising carbon dioxide emissions)  requires 
developments to make the fullest practicable contribution to minimising 
CO2 emissions following this energy hierarchy: 

 Be Lean: use less energy 

 Be Clean: supply energy efficiently 

 Be Green: use renewable energy 

7.171 It goes on to note that major development proposals should include a 
detailed energy assessment to demonstrate how the targets for carbon 
dioxide emissions reduction outlined above are to be met within the 
framework of the energy hierarchy. 

7.172 The Mayor aims to ensure that major developments reduce carbon dioxide 
emissions from buildings. The Mayor has stipulated that an on-site 
reduction of 59 tonnes of CO2 per year in regulated emissions compared 
to the 2013 Building Regulations compliant development is expected for 
the non-domestic buildings, equivalent to an overall saving of 36%. 

7.173 Policy EQ1 of the Hounslow Local Plan seeks to minimise the demand for 
energy and promote renewable and low carbon technologies and policy 
EQ2 aims to promote the highest standards of sustainable design and 
construction in development. 

7.174 Overall, the carbon dioxide savings detailed in the application would 
meet the target set by the London Plan. 

7.175 The Energy Strategy proposals include the integration of photovoltaic 
(PV) panels on the roof alongside a range of passive design features 
and demand reduction measures. Both air permeability and heat loss 
parameters will be improved beyond the minimum backstop values 
required by building regulations. Other features include low energy 
lighting and energy management controls. 

7.176 Additional information has been provided to the GLA in response to the 
concerns raised as part of the Stage 1 referral. In particular it has been 



confirmed that all building uses will be connected to the communal 
system, which will be supplied from the centralised boiler plant room 
(104m2) located above the main hall space. This location is considered 
to be optimum since it is centrally located in the ‘heart’ of the school. A 
layout of the PV panels was also provided. The GLA has confirmed 
that these issues have now been resolved. 

7.177 Additional information supplied in relation to measures to reduce the 
unwanted solar gains entering the building and reduce the building’s 
cooling demand have also been submitted to the GLA and are under 
review. An update will be provided in the addendum report, however it 
is considered that this detail could be dealt with by pre-commencement 
condition if necessary. 
 

7.178 A BREEAM ‘pre-assessment’ has been submitted with the application 
to demonstrate that an ‘Excellent’ rating can be achieved. This ensures 
compliance with Local Plan policy EQ2 and is acceptable. 

7.179 The Council’s Sustainability consultants have reviewed the information 
submitted and conclude that given the details and documents provided 
by the applicant it is possible to approve the overall 
energy/sustainability strategy subject to the recommended conditions 
set out at the end of this report. 
 
Inclusive Design 
 

7.180 Policy 7.2 of the London Plan requires development proposals to 
achieve the highest standards of accessible and inclusive design. 
Proposals should be designed with the specific needs of disabled 
people integrated into the development. 

7.181 The proposal has been designed to ensure that the school would be 
fully accessible; circulation routes, corridors and stairs have been 
designed in accordance with Approved Document M and British 
Standard (BS:8300:2009). The provision of 7 disabled accessible bays 
and their location is also acceptable. 

Other Environmental Considerations 

Flooding 

7.182 Local Plan Policy EQ3 states that proposals should prepare flood risk 
assessments and incorporate necessary flood resistance and resilience 
measures, including ensuring that adequate flood defences are in place 
and maintained throughout the lifetime of the development and that 
sustainable urban drainage systems are incorporated with the aim of 
achieving Greenfield runoff rates and being consistent with the Surface 
Water Management Plan.  

7.183 The site is in Flood Zone 1 and is not at risk of flooding from rivers in a 
1 in 1000 year fluvial flood event. The submitted Flood Risk 
Assessment (FRA) acknowledges that there is no flood risk identified 



on the site and that there is existing surface water drainage on the site. 
The assessment concludes that a surface water drainage system could 
be prepared and installed to ensure that the site would not suffer 
surface water flooding as a result of the proposed development. 

7.184 Responsibility for managing surface water flooding and other flood 
events has now passed to Lead Local Flood Authorities (LLFA). The 
Council’s Flood Risk Management Consultant has reviewed the 
submitted information and has confirmed that the approach proposed is 
acceptable. It is considered that final detailed drainage design and 
maintenance plans can be submitted and agreed at pre-
commencement stage; this will be secured by condition. Specific 
details required by the condition will include: 

 Evidence as which above ground SuDS features will be included in 
the drainage scheme 

 Calculations that demonstrate that site drainage scheme aligns with 
Non-Statutory Technical Standards for Sustainable Drainage 
Systems. Specifically S7, S8 and S9 

 A maintenance and adoption plan for the proposed drainage 
scheme including all elements. 

Contaminated land 

7.185 Owing to the groundwater vulnerability in the area, as well as there being 
evidence of industrial history on part of the site, there may be some risk of 
contamination. The NPPF advises where there is suspicion, or where 
evidence suggests there may be some contamination, planning 
permission may be granted subject to condition that development may not 
start before site investigation and assessment have been done and that 
the development itself will incorporate any remedial measures necessary. 
Policy 5.21 (Contaminated Land) of the London Plan and adopted Local 
Plan policy EQ8 (Contamination) provide a policy context for this matter. 
Accordingly the Councils Land Quality Team have recommended such a 
condition. 

Air Quality 

7.186 The NPPF states that (para 109) “the planning system should contribute to 
and enhance the natural and local environment by…. preventing both new 
and existing development from contributing to or being put at 
unacceptable risk from, or being adversely affected by unacceptable levels 
of soil, air, water or noise pollution or land instability.” 

7.187 London Plan Policy 7.14 (Improving Air Quality) states that development 
proposals should: 

 Promote sustainable design and construction to reduce 
emissions from the demolition and construction of buildings 
following the best practice guidance in the GLA and London 



Councils’ ‘The control of dust and emissions from construction 
and demolition’; 

 Where biomass boilers are included, set out a detailed air 
quality assessment that should forecast pollutant 
concentrations. Permission should only be granted if no adverse 
impacts from biomass are identified; and 

 Aim to be ‘air quality neutral’ and not lead to further deterioration 
of existing poor air quality (such as areas designated as 
AQMAs). 

7.188 The Borough has undertaken a review and assessment of air quality as 
required by the Environment Act 1995. This has concluded that the level of 
pollution (the air quality objective for 2005 for nitrogen dioxide) will not be 
met and led to the declaration of Air Quality Management Areas (AQMAs). 

7.189 The application site is within the AQMA that covers the whole Borough 
and by definition suffers from poor air quality. However, AQMAs do not 
differentiate levels of pollution between different areas and, in reality, there 
may well be differences on the ground. Whilst the designation of an AQMA 
is indicative of a certain level of air quality, this in itself does not prevent 
development in such areas. 

7.190 Adopted Local Plan policy EQ4 (Air Quality) states that the Council’s 
objective is to seek to reduce the potential air quality impact of 
development, in line with the Air Quality Action Plan, and that development 
proposals are expected to carry out air quality assessments for major 
developments and consider the potential impacts of air pollution from the 
development on the site and neighbouring areas and 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. 

7.191 An Air Quality Assessment has been submitted in support of this 
application. 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. As such, no significant impact is anticipated on the Hounslow AQMA.  

7.192 With appropriate controls during construction, it is not considered that dust 
emissions would cause any significant off-site effects. A condition is 
recommended requiring the submission of a construction management 
plan. 

7.193 It is therefore considered that the proposed development would be 
acceptable in respect of potential impacts on air quality and would be in 
compliance with the NPPF, the London Plan and adopted local policies. 



Ecology and Tree works 

7.194 At a national level, the NPPF sates that  the planning system should 
contribute to and enhance the “natural and local environment by: 

a) Protecting and enhancing valued landscapes, geological 
conservation interests and soils; 

b) Recognising the wider benefits of ecosystem services; 

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

7.195 London Plan policy 7.19 (Biodiversity and access to nature) states that 
“development proposals should wherever possible make a positive 
contribution to the protection, enhancement, creation and management of 
biodiversity”. 

7.196 Adopted Local Plan policy GB7 (Biodiversity) seeks to protect and 
enhance the Borough’s natural environment and seeks to increase the 
quantity and quality of the Borough’s biodiversity. It also seeks to 
encourage the greening of the Borough, through landscaping and tree 
planting, and protecting existing trees through Tree Preservation Orders 
(TPOs). 

7.197 An arboricultural Impact Assessment has been undertaken and submitted 
in support of the application. This concludes that 9 trees (T1, T2, T5, T6, 
T10, T11, T12, T13, T19), 3 Tree groups (G1, G2, G7) and further part of 
a group of trees (G11) are recommended for removal as a result of the 
proposed development. Importantly the the existing tree planting along the 
northern boundary with the Golf Club is to be retained. The removal of the 
specified trees is considered acceptable, given the value of these trees 
and that additional planting will be provided as part of the landscaping 
proposals 

7.198 Tree Protection Plans for pre-demolition and post construction have been 
submitted, which detail how all retained tress will be protected. A condition 
will be recommended ensuring all tree works are carried out in accordance 
with the Arboricultural Impact Assessment. 

7.199 A Preliminary Ecological Appraisal was submitted with the application. 
This assessment concluded that the overall the site 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 is 
limited to the site boundaries, which included a SINC (comprising 
broadleaved woodland and stream), a hedgerow and rough grassland. 

7.200 The report recommended additional surveys be carried out prior to 
construction. In addition mitigation has been recommended for the Wyke 



Green Golf Course SINC, trees, the off-site hedgerow, nesting birds and 
hedgehog; as well as general site measures to be implemented during 
construction. A condition securing details as to how the recommendations 
of this ecology report will be met is recommended. 

 

Planning Obligations 

7.201 Local Plan Policy IMP3 seeks to ensure that development proposals fully 
mitigate the impacts of the development on the area through a Section 
106 agreement, where necessary or appropriate, having regard to 
supplementary planning document and provide the CIL payments required 
by any charging scheduled, including the Mayor of London’s CIL. A 
payment or other benefit offered in a Section 106 agreement is not 
material to a decision to grant planning permission and cannot be required 
unless it complies with the provisions of the Community Infrastructure 
Levy Regulations 2010 (regulation 122), which provide that the planning 
obligation must be: 

 necessary to make the development acceptable in planning 
terms 

 directly related to the development; and 

 fairly and reasonably related in scale and kind to the 
development. 

7.202 The NPPG provides guidance on use of planning obligations, which may 
impose a restriction or requirement, or provide for payment to make 
acceptable development proposals that might otherwise not be acceptable 
in planning terms. The Council’s Supplementary Planning Document on 
Planning Obligations (adopted March 2008) contains guidance on 
imposition of planning obligations in compliance with such guidance. 
These obligations may offset shortfalls in the scheme or mitigate a 
development’s impacts.  

7.203 The following draft Heads of Terms are likely to form the basis of any 
Section 106 or other legal agreement, all of which are considered to 
satisfy one or more of the three Regulation 122 tests referred to above: 

i) Construction training strategy 

ii) School Travel Plan to include specified obligations, as below 

- Clear targets (10% reduction in car borne trips over the first 3 
years and 8% annually thereafter until year 9 after occupation); 

- a clear Action Plan that sets out what measures are to be 
implemented and when;  

- a clear method for monitoring, review and amendment of the 
STP including timescales of reviews and surveys;  

- establishment of a working group to include local ward members 
and other relevant groups including residents;  

- commitment to annual travel surveys (including a question on 



bus service numbers used by pupils);  

- commitment to having staggered opening/closing times 
compared to Nishkam School;  

- commitment to review Park and Stride sites;  

- commitment to provide a School Bus if target relating to 
reduction in car borne trips is not met 

iii) Waiting restrictions contribution £50k (Red Route clearway 
restrictions for Syon Lane) 

iv) Access Management Strategy -  to include measures listed below: 

- staff presence at key locations to prevent drop-off and pick-up 
anywhere other than park and stride sites; 

- a policy to deal with persistent offenders; 

- promotion of the pedestrian route along Grant Way and to the 
rear of Tesco; 

- commitment to work with adjoining landowners to investigate 
and provide improved pedestrian access to the site; 

- commitment to work with Tesco to ensure that the pedestrian 
gate to the Tesco car park is open at school opening and closing 
times, that the 3 parking spaces in the Tesco car park adjacent 
to the gate are removed, and that staff presence is provided in 
the car park 

v) Highway Works – Right turn pocket at Grant Way, zebra crossing 
on Syon Lane, cycle path and wider footways on Syon Lane, 
junction improvements at Tesco, Macfarlane Lane carriageway 
widening and footways 

vi) Contribution towards the design of improvements at Gillette Corner 
being undertaken by TfL (£50,000) 

vii) Contribution towards CCTV enforcement on Syon Lane including 
Red Route TMOs and cameras. 

viii)  Considerate Contractors Scheme 

ix) Community use of facilities strategy 

8.0 EQUALITIES DUTIES IMPLICATIONS 

8.1 The public sector equality duty applies to all council decisions. 

8.2 A public authority or any person who exercises public functions must, 
in the exercise of those functions, have due regard to the need to: 

(a)   eliminate discrimination, harassment, victimisation and any other 
conduct  prohibited by or under the Act; 

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



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

8.3 Having due regard to the need to advance equality of opportunity, this 
involves having due regard, in particular, to the need to: 

(a)   remove or minimise disadvantages suffered by persons who share 
a relevant protected characteristic that are connected to that 
characteristic; 

(b)   take steps to meet the needs of persons who share a relevant 
protected characteristic that are different from the needs of persons 
who do not share it; 

(c)   encourage persons who share a relevant protected characteristic 
to participate in public life or in any other activity in which participation 
by such persons is disproportionately low. 

8.4 This shall include, in particular, but is not limited to steps to take 
account of disabled persons' disabilities. 

8.5 The exercise of public functions must have due regard to the need to 
foster good relations between persons who share a relevant protected 
characteristic and those who do not, in particular, to the need to: 

(a)   tackle prejudice; and 

(b)   promote understanding. 

8.6 Compliance with these duties may involve treating some persons more 
favourably than others. This is not to be taken as permitting conduct 
that would otherwise be prohibited by or under the Act. 

8.7 The relevant protected characteristics are:  age; disability; gender 
reassignment; pregnancy and maternity; race; religion or belief; sex; 
marriage and civil partnership; and sexual orientation. 

8.8 Due regard needs to be demonstrated in the decision making process 
and requires an analysis of the material with the specific statutory 
considerations in mind. It does not follow that the considerations raised 
will be decisive in a particular case the weight given to them will be for 
the decision maker. The equalities duty is not a duty to achieve a 
particular result. Some equalities considerations  are covered under 
other legislation such as building control matters. Officers have in 
considering this application and preparing this report had regard to the 
public sector equality duty and have concluded that due regard has 
been given to the Council’s duty in respect of its equalities duties and 
that if approving or refusing this proposal the Council will be acting in 
compliance with its duties. 

9.0 LOCAL FINANCE CONSIDERATIONS 

9.1 Local finance considerations means the Community Infrastructure 



Levy, or a grant or other financial assistance that has been, or will or 
could be, provided to a relevant authority (such as the Council, the 
Mayor of London, the Homes and Communities Agency, etc.) by a 
Minister of the Crown. 

COMMUNITY INFRASTRUCTURE LEVY 

9.2 Some new developments granted planning permission will be liable to 
pay Community Infrastructure Levy (CIL) to the Mayor of London and 
Hounslow. 

9.3 CIL is payable on m2 of new floor space or where a new dwelling is 
created or the net floor area increase exceeds 100 m2 

Mayors £35 
per m2 

    

Hounslow Housing 
East £200 
m2 
Central 
£110 m2 
West £70 
m2 

Supermarkets, 
superstores 
and retail 
warehousing 
£155 m2 

Health care, 
education and 
emergency 
services 
facilities £0 

All other uses 
£20 m2 

9.4 As an education facility, the proposed development is not liable to pay 
either the Borough CIL or Mayoral CIL. 

10.0 Conclusion 

The proposal has demonstrated that ‘very special circumstances’ exist 
to justify the proposed development in respect of its location within 
Metropolitan Open Land. The ‘very special circumstances’ of need for 
the school, coupled with the lack of alternative, available sites to meet 
this need, as demonstrated through a sequential site assessment, are 
considered to outweigh the harm caused to the MOL, and all other 
harm, arising from the proposed development. The harm to the 
openness of the MOL caused by the introduction of a new building in 
the southern corner of the site is minimised by its location and sensitive 
design, the retention of the remainder of the site as open land and the 
community use of the new facilities. The ‘very special circumstances’ of 
need for the school, outweigh the harm to the MOL of introducing 
school building. This position is supported by the GLA. 

Notwithstanding the acceptability of the proposal in principle based on 
the identified educational need and lack of alternative, available sites, it 
is considered that the proposal would be of an appropriate design 
when taken in context with the character and appearance of the 
surrounding area and would not have an unacceptable impact on 
adjoining occupiers and land uses. It has also been satisfactorily 
demonstrated through the Transport Assessment and accompanying 
Travel Plan that the proposed school would not result in a severe 
adverse impact on the local road network. 



It is considered that the socio-economic benefits of the proposed 
development, in helping to meet an identified, unmet local demand for 
school places, coupled with the wider community benefits that would 
be established through a Community Use Strategy, and the absence of 
any severe harm to the local road network or neighbouring residents, 
would outweigh the loss of this area of the MOL in this instance. Whilst 
the proposal would be contrary to Local Plan policy GB1 and the 
relevant policies on Metropolitan Open Land in the London Plan, it is 
considered that this is outweighed by the compliance of the proposal 
with adopted Local Plan Policies IMP1, IMP2, GB4, GB7, CC1, CC2, 
CC4, CI2, EQ1-6, EQ8 and EC2 and the London Plan. 

11.0 RECOMMENDATION:  

That planning permission be granted subject to referral to the Secretary 
of State and Mayor of London (as necessary), conditions and securing 
the above mentioned planning obligations and other matters by prior 
completion of a satisfactory legal agreement(s) or unilateral undertaking 
under Section 106 of the Town and Country Planning Act 1990 and of 
highways agreements under Sections 38 and 278 of the Highways Act 
1980 (at the appropriate time) and any other relevant legislation. The 
exact terms of the conditions and legal agreements shall be negotiated by 
appropriate officers in the Department of Regeneration, Economic 
Development & Environment on the Head of Governance’s advice. 

The satisfactory legal agreement or unilateral undertaking outlined above 
shall be completed and planning permission issued by 8th September 
2017 or such extended period as may be agreed in writing by appropriate 
officers within the Department of Regeneration, Economic Development 
& Environment or Head of Governance’s Office. If the legal agreement or 
unilateral undertaking is not completed by the date specified above (or 
any agreed extended period), then the Head of Development 
Management or other proper officer is hereby authorised to refuse 
planning permission for the reason that the proposal should include 
planning obligations required to make the development acceptable in 
planning terms in accordance with Regulation 122 of the Community 
Infrastructure Levy Regulations 2010, development plan policies and the 
Planning Obligations SPD described above. 

Following the grant of planning permission, where (a) requested to enter 
into a deed of variation or legal agreement in connection with the 
planning permission hereby approved and by the person(s) bound by the 
legal agreement authorised in paragraph 1 above, and (b) where the 
planning obligations are not materially affected, and (c) there is no 
monetary cost to the Council, the Head of Development Management or 
other proper officer is hereby authorised (in consultation with the Chair 
and upon the advice of the Head of Governance) to enter into a legal 
agreement(s) (deed of variation) made under Sections 106 and/or 106A 
of the Town and Country Planning Act 1990 and or other appropriate 
legislation. 

If planning permission is refused, the Head of Development Management 



or other proper officer (in consultation with the Chair) is hereby authorised 
to approve any further application for planning permission or listed 
building consent validated within 12 months of the date of refusal of either 
application, provided that it (a) duplicates the earlier application, and (b) 
that there has not been any material change in circumstances in the 
relevant planning considerations, and (c) that a satisfactory legal 
agreement or unilateral undertaking securing the obligations set out in the 
report is completed within any specified period of time. 

Drawing numbers: 

To follow in addendum report. 

Conditions: 

1  A1A The development hereby permitted shall be begun before 
the expiration of three years from the date of this 
permission. 
 
Reason. To accord with the provisions of Section 92(1) of 
the Town and Country Planning Act 1990. 
 

2  B5 In accordance with approved plans 

The proposed development shall be carried out in all 

respects in accordance with the proposals contained in 

the application and the plans submitted therewith and 

approved by the Local Planning Authority, or as shall have 

been otherwise agreed in writing by the Local Planning 

Authority before the building hereby approved is used. 

Reason. To ensure the development is carried out in 
accordance with the planning permission. 

3  C14 Use of premises 

The premises shall be used for a school and for no other 
purpose (including any other purposes in Class D1 of the 
Schedule to the Town and Country Planning (Use 
Classes) Order 1987, or in any provision equivalent to that 
Class in any statutory instrument revoking and re-enacting 
that Order with or without modification 

Reason.  The Council is satisfied that the use hereby 
approved would not result in detriment to adjoining 
properties but would wish to control future changes of use 
within the same Class in the interests of amenity 

 

4   Samples of Materials 

Prior to commencement of works above ground level 

details of all the external materials, including samples, of 

all materials to be used in the construction of the external 



surfaces of the development hereby permitted have been 

submitted to and approved in writing by the local planning 

authority. The samples and details shall include: 

 brickwork (including brick sample panels on-site as 
appropriate);  

 cladding materials (including sample panels); 

 window details (manufacturers specifications); and   

 any other materials/details to be used  
The development shall be carried out in accordance with 
the approved details and so maintained at all times 
thereafter. 

Reason: In order that the Council may be satisfied as to 
the details of the development in the interests of the visual 
amenity of the area and to satisfy the requirements of 
policies CC1 and CC2 of the adopted Local Plan. 

 

5   Hours of Construction 

No demolition or construction work on any phase shall 

take place on the site except between the hours of 0800 

to 1800 on Monday to Friday and 0900 to 1300 on 

Saturdays and none shall take place no Sundays and 

Public Holidays without the prior agreement of the Local 

Planning Authority. 

Reason.  In order to safeguard the amenities of residential 

properties in the locality and in the interest of road safety 

in accordance with policIies CC1, CC2 (New 

Development) and EQ5 (Noise pollution) of the adopted 

Local Plan. 

 

6   Construction Logistics and Management Plan 
 
No development shall take place, including any works of 
demolition, until a Construction Management and 
Logistics Plan has been submitted to, and approved in 
writing by, the local planning authority. The approved Plan 
shall be adhered to throughout the construction period. 
The Plan shall include:  

- a site plan (showing the areas set out below) 
- confirmation that a pre-start record of site 

conditions on the adjoining public highway will be 
undertaken with Hounslow Highways and a 
commitment to repair any damage caused 

- provision for the parking of vehicles of site 
operatives and visitors 

- provisions for loading, unloading and storage of 



plant and materials within the site 
- details of access to the site, including means to 

control and manage access and egress of vehicles 
to and from the site for the duration of construction 
including phasing arrangements 

- details of vehicle routeing from the site to the wider 
strategic road network 

- the erection and maintenance of security hoarding 
including decorative displays and facilities for public 
viewing, where appropriate 

- provision of wheel washing facilities at the site exit 
and a commitment to sweep adjacent roads when 
required and at the request of the council 

- a scheme for recycling/disposing of waste resulting 
from demolition and construction works  

- measures to ensure the safety of all users of the 
public highway especially cyclists and pedestrians 
in the vicinity of the site and especially at the 
access 

- commitment to liaise with other contractors in the 
vicinity of the site to maximise the potential for 
consolidation and to minimise traffic impacts. 

- avoidance of peak hours for deliveries and details 
of a booking system to avoid vehicles waiting on 
the public highway 

- all necessary traffic orders and other permissions 
required to allow safe access to the site to be 
secured and implemented prior to commencement 
of construction 

- details of the construction programme and a 
schedule of traffic movements 

- the use of operators that are members of TfL's 
Freight Operator Recognition Scheme (FORS)  

 
Reason. To ensure highway safety is maintained and 
preserved, and to ensure the scheme accords with the 
aims and objectives of the Councils sustainable transport 
agenda in accordance with policy EC2 of the Local Plan. 
 

7   Highways Works 
 
Prior to commencement of the development hereby 
approved the applicant shall have entered into a formal 
agreement with the Council to provide highway works 
around the site. The works shall be implemented prior to 
first occupation of the development and so maintained at 
all times thereafter. 

 
Reason: To ensure the scheme does not give rise to 
highway safety concerns and accords with the aims and 
objectives of the Councils sustainable transport agenda in 



accordance with policy EC2 of the Local Plan. 
 

8   Travel Plan 
 
Prior to occupation of the building, a Travel Plan that 
includes proactive targets, measures and an action plan to 
reduce car travel, particularly car borne staff trips, and 
targets for modal share shall be submitted to and 
approved by the Local Planning Authority. 
 
Reason: To ensure that the proposal complies with Local 
Plan Policy EC2. 
 

9   Details prior to occupation 

Prior to first occupation of the development hereby 

approved the following details shall be submitted to and 

approved in writing by the Local Planning Authority: 

 Cycle parking 

 A Car Park Management Plan 

 Vehicle Charging Points 

 A Delivery and Servicing Management Plan (including 

coach management) 

 An Out of Hours Special Events Plan 

The approved details shall be implemented prior to first 

occupation of the site and so maintained at all times 

thereafter. 

Reason: To ensure the scheme does not give rise to 

highway safety concerns and accords with the aims and 

objectives of the Councils sustainable transport agenda in 

accordance with policy EC2 of the Local Plan. 

10   Car Parking in accordance with approved plans 
 
The car parking shown on the approved plans shall be 
installed on the site prior to first occupation of the 
development hereby approved and so maintained at all 
times thereafter. 
 
Reason: To ensure the scheme does not give rise to 

highway safety concerns and accords with the aims and 

objectives of the Councils sustainable transport agenda in 



accordance with policy EC2 of the Local Plan. 

11   Deliveries and servicing on site 
 
All deliveries and servicing shall take place within the site. 
No loading or unloading shall be undertaken on the public 
highway. 
 
Reason: To ensure the scheme does not give rise to 

highway safety concerns and accords with the aims and 

objectives of the Councils sustainable transport agenda in 

accordance with policy EC2 of the Local Plan. 

 
12   Land Contamination 

 
Before the development hereby permitted commences: 
a. Details of an intrusive site investigation are required in 
addition to the phase 1 desk study previously submitted. 
These details shall be submitted to, and approved in 
writing by, the Local Planning Authority. The site shall be 
investigated by a competent person to identify the extent 
and nature of contamination. The report should include a 
tiered risk assessment of the contamination based on the 
proposed end use of the site. 
Additional investigation may be required where it is 
deemed necessary. 
b. If required, a scheme for decontamination of the site 
shall be submitted to the Local Planning Authority, for 
written approval. The scheme shall account for any 
comments made by the Local Planning Authority before 
the development hereby permitted is first occupied. 
 
During the course of the development: 
c. The Local Planning Authority shall be notified 
immediately if additional contamination is discovered 
during the course of the development. A competent 
person shall assess the additional contamination, and 
shall submit appropriate amendments to the scheme 
for decontamination in writing to the Local Planning 
Authority for approval before any work on that aspect of 
development continues. 
 
Before the development is first brought into use: 
d. The agreed scheme for decontamination referred to in 
clauses b) and c) above, including amendments, shall be 
fully implemented and a written validation (closure) 
report submitted to the Local Planning Authority for 
approval. 
 
Reason: Contamination is known or suspected on the site 



due to a former land use. The LPA therefore wishes to 
ensure that the development can be implemented and 
occupied with adequate regard for public and 
environmental safety. 

 
13   Detailed Drainage design 

Prior to commencement of development the final detailed 

drainage designs and associated full drainage 

maintenance plan shall be submitted to and agreed in 

writing by the Local Planning Authority. The details should 

include: 

- Evidence as which above ground SuDS features will 

be included in the drainage scheme 

- Calculations that demonstrate that site drainage 

scheme aligns with Non-Statutory Technical 

Standards for Sustainable Drainage Systems. 

Specifically S7, S8 and S9 

- A maintenance and adoption plan for the proposed 

drainage scheme including all elements. 

The approved details shall be implemented prior to first 

occupation of the site and limit surface water runoff from 

the site to 5 l/s. 

Reason: To demonstrate that surface water runoff will be 

managed for the lifetime of the development in line with, 

amongst others, the relevant London Plan policies and 

Non-Technical Standards for Sustainable Drainage 

Systems requirements. 

 

14   Written Scheme of Investigation 
 
No demolition or development shall take place until a 
Stage 1 written scheme of investigation (WSI) has been 
submitted to and approved by the local planning authority 
in writing. For land that is included within the WSI, no 
demolition or development shall take place other than in 
accordance with the agreed WSI, and the programme and 
methodology of site evaluation and the nomination of a 
competent person(s) or organisation to undertake the 
agreed works. 
 
If heritage assets of archaeological interest are identified 
by Stage 1 then for those parts of the site which have 
archaeological interest a Stage 2 WSI shall be submitted 
to and approved by the local planning authority in writing. 



For land that is included within the Stage 2 WSI, no 
demolition/development shall take place other than in 
accordance with the agreed Stage 2 WSI which shall 
include: 

A. The statement of significance and research 
objectives, the programme and methodology of site 
investigation and recording and the nomination of a 
competent person(s) or organisation to undertake 
the agreed works 
 

B. The programme for post-investigation assessment 
and subsequent analysis, publication & 
dissemination and deposition of resulting material. 
this part of the condition shall not be discharged 
until these elements have been fulfilled in 
accordance with the programme set out in the 
Stage 2 WSI. 
 

Reason: In order to safeguard the special architectural 
and historic interest of the area and in accordance with 
adopted Local Plan Policy CC4. 
 

15   Landscaping 
 
Prior to the commencement of works above ground level 

details of both the hard and soft landscaping proposals 

shall be submitted to and approved in writing by the Local 

Planning Authority. These details shall include: 

 soft planting: including any grass and turf areas, 
trees, planters, shrub and herbaceous areas 
including details of species, sizes and 
numbers/densities;  

 proposed finished levels or contours:: including 
earthworks, ground finishes, top soiling with both 
conserved and imported topsoil(s), levels, drainage 
and fall in drain types;    

 hard landscaping: including ground surfaces, 
kerbs, edges, ridge and flexible pavings, unit 
paving, furniture, steps, 'visual thread'  and if 
applicable synthetic surfaces for both ground level  

 any external lighting; and 

 any other landscaping feature(s) forming part of the 
scheme. 

  
All landscaping in accordance with the approved scheme 
shall be completed / planted during the first planting 
season following completion of construction works. The 
submission shall include a management programme for a 
period of 10 years. 

Any trees or shrubs planted which die within five years of 



completion of the development shall be replaced with the 
same species, and of comparable maturity, or an 
approved alternative. The development shall be carried 
out strictly in accordance with the details so approved and 
shall be maintained as such thereafter.  

Reason: To ensure a satisfactory appearance of the site 
and the adjacent the area, that the development will be 
accessible to all and in order that the Local Planning 
Authority may be satisfied that there will be ecological 
enhancements and as to the management of minor 
artefacts and structures, in accordance with Local Plan 
policies CC1, CC2 and GB7 and Policies 7.19 
(Biodiversity and access to nature), 5.3 (Sustainable 
design and construction), 7.8 (Heritage assets and 
archaeology) and 7.2 (An inclusive environment) of the 
London Plan. 

 
16   Boundary Treatment 

 
Notwithstanding the submitted plans, prior to above 
ground works a plan indicating the positions, design, 
materials and type of boundary treatment to be erected 
submitted to and approved in writing by the local planning 
authority. The approved boundary treatment shall be 
implemented before the building is occupied.  
Development shall be carried out in accordance with the 
approved details and so maintained at all times thereafter. 
 
Reason.  To safeguard the visual amenities of the locality, 
in order that the Council may be satisfied as to the details 
of the development and to satisfy the requirements of 
policies CC1 and CC2 of the adopted Local Plan. 
 

17   Energy Statement 

Prior to first occupation of the building(s) evidence (e.g. 

photographs, installation contracts and As-Built 

certificates under the National Calculation Method should 

be submitted to the Local Planning Authority and 

approved in writing to show that the development has 

been constructed in accordance with the approved Energy 

Strategy, and any subsequent approved revisions. 

Reason: To ensure that the development makes the 

fullest contribution to minimising carbon dioxide emissions 

in accordance with London Plan Policy 5.2 and the 

London Borough of Hounslow Local Plan Policy EQ1. 

18   BREEAM: 
 
a) Within three months of work starting on site a BREEAM 



Design Stage certificate and summary score sheet (or 
such equivalent standard that replaces this) must be 
submitted to and approved in writing by the Local 
Planning Authority to show that an ‘Excellent’ 
(minimum score 70%) rating will be achieved. 

 
b) Prior to first occupation of the building(s) a BREEAM 

Post-Construction Review certificate and summary 
score sheet (or such equivalent standard that replaces 
this) must be submitted to and approved in writing by 
the Local Planning Authority to show that an ‘Excellent’ 
(minimum score 70%) rating has been achieved. 

 
Reason: To ensure that the development has an 
acceptable level of sustainability in accordance with the 
London Borough of Hounslow Local Plan Policy EQ2. 
 

19   Noise levels in teaching spaces 
 
Prior to any school buildings being occupied, the client 
shall demonstrate that the proposed scheme for mitigation 
against noise is compliant with requirements of BB93 
(2015) for all teaching spaces, including any spaces for 
pupils with special needs. Suitable noise tests shall be 
carried out that demonstrate compliance with the above 
standard, including reverberation time measurement 
(Note: noise tests shall be conducted with windows 
partially open, unless alternative ventilation e.g. 
mechanical ventilation is required in locations with high 
noise levels, where windows should be closed & 
ventilation switched-on). 
 
Reason: To ensure the development would provide a 
suitable noise environment and ensure that the 
development provides a high quality design in accordance 
with Local Plan policies CC1, CC2 and EQ5. 
 

20   Plant noise 
 
Any fixed external plant shall be designed and installed to 
ensure that noise emanating from such plant is at least 
10dB below the background noise levels when measured 
from the nearest sensitive receptors. All plant shall be 
installed in accordance with the approved plans. No 
further fans, louvres, ducts or other external plant shall be 
installed without the written prior approval of the Local 
Planning Authority. 
 
Reason: To protect the amenities of existing and future 
residents and ensure that the development provides a 
high quality design in accordance with Local Plan policies 



CC1, CC2 and EQ5. 
 

21   Ecological Survey 
 
a) Prior to the commencement of development, evidence 

(e.g. photographs and reports) shall be submitted to 
the Local Planning Authority to demonstrate that the 
further surveys recommended in the Preliminary 
Ecological Appraisal (Ref. P2718.1.2 dated 30 March 
2017) have been carried out. All surveys should be 
carried out in accordance with the recommendations 
set out in section 5 of the approved Preliminary 
Ecological Appraisal. 

b) No part of the development shall be occupied until 
evidence (e.g. photographs and copies of installation 
contracts) has been submitted to the Local Planning 
Authority to demonstrate that the development has 
been carried out in accordance with the 
recommendations contained within the Preliminary 
Ecological Appraisal (Ref. P2718.1.2 dated 30 March 
2017). All the measures integrated, shall be retained 
for as long as the development is in existence. 

 
Reason: To promote biodiversity and ecological 
enhancements to the site and surrounding area in 
accordance with Local Plan policies CC1, CC2 and GB7 
and Policy 7.19 of the London Plan. 
 

22   Tree works 
 
The proposed development shall be carried out in strict 
accordance with the approved Arboricultural Impact 
Assessment (ref. P2718.2.4 dated 18 May 2017). All the 
tree work shall be carried out in accordance with 
BS3998:2010 – Tree Work – Recommendations. 
 

The erection of fencing for the protection of any retained 
tree or hedge shall be carried out in complete accordance 
with BS5837:2012, before any equipment, machinery, or 
materials are brought onto the site for the purposes of 
development or other operations.  The fencing shall be 
retained intact for the full duration of the development until 
all equipment, materials and surplus materials have been 
removed from the site.  If the fencing is damaged all 
operations shall cease until it is repaired in accordance 
with the approved details.  Nothing shall be stored or 
placed in any fenced area in accordance with this 
condition and the ground levels within those areas shall 
not be altered, nor shall any excavations be made without 
the written approval of the Local Planning Authority. 
 



Reason: To ensure trees on site are retained, in 
accordance with policies CC1, CC2 and GB7 of the 
adopted Local Plan 

 

Informatives: 
 

1) To assist applicants, the London Borough of Hounslow has produced 
planning policies and written guidance, all of which is available on the 
Council's website and which has been followed in this instance. The 
decision was made in a timely manner. 

2) For the avoidance of doubt, references to 'above ground level' works in 
the preceding conditions will be interpreted as the existing surface level 
of the site prior to any excavation or re-grading. 

3) Informative: To discharge condition 7 the applicant should enter into a 
S278 agreement with the Council. Please contact the Councils 
Highways Team for further information. 

4) Written schemes of investigation will need to be prepared and 
implemented by a suitably qualified professionally accredited 
archaeological practice in accordance with Historic England’s 
Guidelines for Archaeological Projects in Greater London. This 
condition is exempt from deemed discharge under schedule 6 of The 
Town and Country Planning (Development Management Procedure) 
(England) Order 2015. 


