Planning Committee
Wednesday, 12 December 2018
7.30 pm at the
Civic Offices, St Nicholas Way, Sutton, SM1 1EA

efg

SECOND DISPATCH
To all members of Planning Committee:The following papers, which were not available for dispatch with the agenda, are
attached. Please bring them with you to the meeting:5.

APPLICATION NO. DM2018/00264 - LAND REAR OF 241 AND 243
CHURCH HILL ROAD NORTH CHEAM (Pages 1 - 28)
Variation of condition 1 (approved drawings) of previously approved application
A2017/77279/FUL to amend siting, finished ground level and drainage details.

6.

APPLICATION NO. DM2018/01680 - LAND TO THE EAST AND WEST OF
LONDON ROAD, INCLUDING LONDON ROAD RAIL BRIDGE,
HACKBRIDGE. LONDON ROAD HACKBRIDGE LONDON SM6 7HW (Pages
29 - 68)
Installation of pipeline including the construction of pipe bridge to connect between an
approved Energy Recovery Facility (and its associated approved pipelines) and a
housing development site, the 'Felnex Site' to deliver District Heating provision at Land
adjacent to the east and west of London Road, including the existing London Road
railway bridge, London Road, Hackbridge.

7.

APPLICATION NO. - TPO 2018/10 - 25 QUEENS ROAD, BELMONT,
SURREY, SM2 6BZ (Pages 69 - 70)
A TPO was served on six pine trees following Planning App DM 2018/00783 exposed
threat to retention of the pine trees.
Appendix 2 – Tree Evaluation Method for Preservation Orders (TEMPO) is attached.

Niall Bolger
Chief Executive
5 December 2018

Enquiries to: Committee Services Tel: 020 8770 4990 | Email:
committeeservices@sutton.gov.uk

Copies of reports are available in large print on request

This page is intentionally left blank
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PLANNING COMMITTEE - Date:12 December 2018
Report of the Assistant Director of Environment, Housing and Regeneration Directorate
Ref: DM2018/00264

Site:
Proposal:
Applicant:
Agent:

WARD: A02 / Nonsuch

Time Taken:
26 weeks, 2 days

Land Rear Of 241 And 243 Church Hill Road, North Cheam
Variation of condition 1 (approved drawings) of previously approved application
A2017/77279/FUL to amend siting, finished ground level and drainage details.
Mr James Hannah
Mr Robin Harper

Recommendation:

GRANT PLANNING PERMISSION
Reason for Report to Committee: The application has been de-delegated by Councillor
McDermott-Hill.

Summary of why application proposals are acceptable:


The principle of the proposal has been previously established and is acceptable in
land use terms.



The proposed alterations to the approved scheme would not result in harm to the
character of the area or streetscene.



The proposed alterations would not result in significant harm to the amenity of the
neighbouring occupiers.



The proposed alterations would not result in any changes to the layout or quality of
accommodation, the car parking provision or means of access to the site.



The proposed drainage scheme is an improvement on the previously approved
drainage scheme and will help prevent surface water flooding of the site and
adjoining properties.

1.

Matters Relating to Deferral Reasons:

1.1

Members will recall that this application was presented to the Planning Committee on
14 November 2018 with a recommendation for approval, subject to conditions. The
report presented to that Committee is attached as Appendix 1 to this document and
the addendum the previous report is included as Appendix 2.

1.2

This application to was reported to the meeting of the Planning Committee on 14
November 2017. The application was deferred in order that further information in
relation to the details of the Sustainable Urban Drainage System could be included
within the application to satisfy concerns raised by Members and residents at the
previous Planning Committee meeting.
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1.3

The developer has provided additional information to address the concerns raised at
the last meeting in relation to the inclusion of the drainage channels within the micro
drainage calculations. In addition the invert levels of the drainage channels have
been included within the scheme. These amended details have been assessed by
the Lead Local Flood Authority (LLFA) and no objection has been raised in relation to
the amended drainage details. Thames Water have also been notified and have not
raised any objection to the revised scheme.

1.4

Following committee a representation from Stephanie Smithers on behalf of the
residents of D’Arcy Road was received in respect to the revised drainage scheme
and addendum report. It raised the following points.





The flow rate of 2l/s would increase risks of blockages,
The residents request an upstand along the south western, southern and
eastern boundaries to prevent flooding to neighboring properties in the event
of the failure of the system,
Details of the pipe invert levels are not shown,
Drainage of the access road is inadequate.

1.5

In respect of the flow rate of the system this rate has not been amended following
committee. The LLFA has not raised objection to this flow rate, and with proper
maintenance, the drainage system would not block. Future maintenance of the
drainage system is included within the flood risk assessment and would be secured
by condition. This condition would run with the land and would require any future
occupiers and any other person with an interest in the land to maintain the system.
In addition the lower flow rate would contribute to preventing flood risk elsewhere in
accordance with paragraph 163 of the NPPF which states “When determining any
planning applications, local planning authorities should ensure that flood risk is not
increased elsewhere.”

1.6

As part of the condition securing the implementation of the drainage system and its
maintenance thereafter, further details in respect to the pipe invert levels will be
required to ensure that the drainage system will contain a 1 in 100 year rainfall event,
as required by policy. Whilst these details are usually not required at the planning
stage, requesting them will give comfort that the system will operate as required.

1.7

In addition the applicant has submitted a revised landscaping plan. The Principal
Tree Officer has raised no objection to the proposed scheme. This now correlates
with the planting schedule within the ecological enhancement scheme. Whilst
modest the planting scheme will contribute to reducing the likelihood of surface water
run-off from the site to the adjoining properties.

2.0

Conclusion:

2.1

It is considered that the information provided has addressed the reasons for deferral
of the application, the original recommendation to grant planning permission
therefore remains unchanged.

Background Papers: DM2018/00264
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G
Mr Robin Harper
The Boathouse Design Studio
27 Ferry Road
Teddington
TW11 9NN

DM2018/00264

DRAFT
WARNING: It is in your interests to ensure you obtain the approval of the Local
Planning Authority, where the conditions require that to occur. Failure to comply
with the following conditions may lead to enforcement action to secure compliance.
FIRST SCHEDULE

Land Rear Of 241 And 243, Church Hill Road, North Cheam
Variation of condition 1 (approved drawings) of previously approved application
A2017/77279/FUL to amend siting, finished ground level and drainage details.

SECOND SCHEDULE
(1) The development hereby permitted shall be carried out in accordance with the following
approved plans: 1503/01, 1779/02, 1779/03 Rev. B, 1503/04, 1503/05 Rev. A, 17779/04,
1779/05, 1779/06, 1779/06, 1779/07, 1503/10, and Materials Schedule.
Reason: For the avoidance of doubt and in the interests of proper planning.
(2) All trees and hedgerows within and adjacent to the site shall be protected using a system of
protective hoarding/fencing & ground protection in accordance with the recommendations in
British Standard BS 5837:2012. All protective hoarding, fencing, and ground protection
measures shall remain in place during the entire course of the construction phase and shall not
be removed. All trenching and ground works within the root protection areas (RPAs) of retained
trees shall be in accordance with the recommendations in Arboricultural Practice Note (APN) 12
& BS 5837:2012.
Reason: To ensure that significant trees on site and the adjacent land are protected and
retained in accordance with Policy 28 of the Sutton Local Plan.
(3) Development shall be carried out in accordance with the details in the approved construction
method statement ref: 135/ST/19719.
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Reason: To ensure that the proposed development does not interfere with the free flow of traffic
and conditions of safety on the public highway.
(4) None of the dwellings hereby approved shall be occupied until the approved SUDS and
drainage scheme has been implemented in accordance with the approved details (drawing nos.
L16_130_09_005, L16_130_09_001 Rev. G and Flood Risk Assessment & Drainage Report ref:
L16_130_09 dated October 2018 and Addendum to JMS Report L16_130_09)). Prior to the
installation of the drainage system, invert levels of the pipe work will be submitted to and
approved in writing by the Local Planning Authority. The drainage system shall be installed in
accordance with the pipe invert level approved. Thereafter, the surface water drainage and
flood risk management measures shall be retained and maintained in accordance with the
approved scheme for as long as the development is in existence.
Reason: To comply with policy 32 of the Sutton Local Plan.
(5) None of the dwellings hereby permitted shall be occupied until the approved scheme in
respect of measures to prevent vehicles and pedestrians meeting within the access track have
been implemented in full in accordance with the approved details (drawing no. Automate
Systems letter dated 21 September 2018 ref: 809-32CF, drawing no 15.82-001 with annotation
and e-mail received from James Hannah on the 28 September 2018). The approved measures
shall be retained thereafter.
Reason: In the interest of highway and pedestrian safety.
(6) None of the dwellings hereby permitted shall be occupied until the approved scheme for
refuse storage and means of transporting and storing of refuse when presented for collection,
has been implemented in accordance with the approved details (drawing no. 1779/03 Rev. C
and covering letter dated 14 June 2018). The approved scheme shall thereafter be retained in
accordance with the approved details.
Reason: To ensure the ancillary buildings harmonise with the permitted development.
(7) None of the dwellings hereby permitted shall be occupied until the approved scheme for
external lighting within the site has been installed in accordance with the approved details
(drawing no. 1779/03 Rev. A). Thereafter, the external lighting shall be maintained in
accordance with the approved lighting details.
Reason: To ensure that the proposed lighting does not harm the amenity of the neighbouring
occupiers.
(8) None of the dwellings hereby permitted shall be occupied until the widening at the end of the
access track shown on drawing number 1779/03 Rev. B has been completed. The access track
shall be permanently maintained as widened.
Reason: In the interest of highway and pedestrian safety.
(9) None of the dwellings hereby permitted shall be occupied until the approved parking layout
shown on plan 1779/03 Rev. B has been provided. The parking area shall be retained thereafter
in accordance with the approved details.
Reason: To ensure that the proposal provided on-site parking in accordance policy 37 of the
Sutton Local Plan.
(10) None of the dwellings hereby permitted shall be occupied until secure storage for eight
cycles has been provided within the site in accordance with drawing number 1779/03 Rev. B.
The approved cycle storage shall be retained thereafter.
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Reason: To encourage non-car modes of transport.
(11) None of the dwellings hereby permitted shall be occupied until the proposed 1.8 and 2.1
metres high close boarded fences to the site boundaries have been erected in accordance with
the approved plans. The fencing shall thereafter be retained in accordance with the approved
details.
Reason: To protect the amenity of the neighbouring and future occupiers of the site.
(12) None of the dwellings hereby permitted shall be occupied until the approved scheme for
biodiversity improvements within the site has been implemented on site. The approved details
are CherryField Ecology Report dated 22 May 2018.
Reason: To ensure the proposal is in accordance with policy 26 of the Sutton Local Plan.
(13) The hard and soft landscaping as shown in drawing no. 1503/11 Rev. A shall be carried
out prior to the occupation of any part or relevant phase of the development or in accordance
with the timetable agreed with the Local Planning Authority. Any tree(s) or plants that (within a
period of five years after planting) are removed, die, or (in the opinion of the Local Planning
Authority) are damaged or defective shall be replaced as soon as is reasonably practicable with
others of a similar size/species/number as originally approved, unless the Local Planning
Authority gives its consent to any variation.
Reason: To ensure the provision, establishment and maintenance of a reasonable standard of
landscape in accordance with the approved designs in accordance with Policy 28 of the Sutton
Local Plan 2018.
(14) None of the dwellings hereby permitted shall be occupied until the access track serving the
site has been consolidated, surfaced and drained in accordance with the approved scheme
(drawing nos. L_16_130_09_100 Rev. D, L16_130_09_005 and L_16_130_09_002 Rev. B).
Reason: In the interest of highway and pedestrian safety.
(15) The first floor windows on the flank walls of the dwellings hereby permitted, the ground floor
window on the southern elevation to “plot 4” and the glazing to the ground floor door to southern
elevation of “plot 4” shall be fitted with obscured glazing that shall be fixed shut up to a height of
1.7 metres above the finished floor level of the room that those windows serve.
Reason: To protect the amenity of the neighbouring occupiers.
(16) All building operations in connection with the construction of external walls, roof, and
foundations; site excavation or other external site works; works involving the use of plant or
machinery; the erection of scaffolding; the delivery of materials; the removal of materials and
spoil from the site, and the playing of amplified music or speech shall only take place between
the hours of 8.00am and 6.00pm Monday to Friday, and between 8.00am and 1.00pm on
Saturdays and not at all on Sundays, Public and Bank Holidays.
Reason: To protect the amenity of the neighbouring occupiers.
INFORMATIVES.
(1) This approval only grants permission under section 57 of the Town and Country Planning
Act 1990. Further approval or consent may be required by other legislation, in particular the
Building Regulations and you should contact Building Control on 020 8770 5000 before
proceeding with the work.
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(2) This application has been assessed against the relevant policies of the London Plan 2016,
Sutton's Core Planning Strategy 2009 and the Site Development Policies DPD 2012. The
proposal is generally in accordance with Section 38(6) of the Planning and Compulsory
Purchase Act 2004 (as amended) and for this reason planning permission is granted.
(3) NAMING AND NUMBERING. This permission creates one or more new units which will
require a correct postal address. Contact the Street Naming & Numbering Section by e-mail
street.naming@sutton.gov.uk.
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PLANNING COMMITTEE - Date: 14 November 2018
Report of the Assistant Director of Environment, Housing and Regeneration
Directorate
Ref: DM2018/00264

Site:
Proposal:
Applicant:
Agent:

WARD: A02 / Nonsuch

Time Taken:
22 weeks, 2 days

Land Rear Of 241 And 243 Church Hill Road, North Cheam
Variation of condition 1 (approved drawings) of previously approved application
A2017/77279/FUL to amend siting, finished ground level and drainage details.
Mr James Hannah
Mr Robin Harper

Recommendation:

GRANT PLANNING PERMISSION
Reason for Report to Committee: The application has been de-delegated by
Councillor McDermott-Hill.
Summary of why the proposal is acceptable:
•

The principle of the proposal has been previously established and is acceptable in
land use terms.

•

The proposed alterations to the approved scheme would not result in harm to the
character of the area or streetscene.

•

The proposed alterations would not result in significant harm to the amenity of the
neighbouring occupiers.

•

The proposed alterations would not result in any changes to the layout or quality
of accommodation, the car parking provision or means of access to the site.

•

The proposed drainage scheme is an improvement on the previously approved
drainage scheme and will help prevent surface water flooding of the site and
adjoining properties.

1.0

BACKGROUND

1.1

Site and Surroundings

1.2

The site comprises a broadly rectangular shaped plot which is bounded to the north
and east by the rear gardens of dwellings located on Church Hill Road, to the south
by rear gardens of dwellings fronting D’Arcy Road, and to the west by rear gardens
of dwellings fronting Malden Road. The site is accessed by a long access road
where access on the public highway is located between two residential dwellings at
241 and 243 Church Hill Road.

1.3

The topography of the site is such that the site falls away from the north of the site
to the south of the site. At the time of the site visit the dwellings had been
substantially completed with the roofing and glazing installed. The surrounding
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land had not been landscaped and was still had the appearance of an active
building site.
1.4

The prevailing character of the area is residential in nature comprising mainly two
storey 1930’s semi-detached, dwellings set in long plots.

1.5

Site Specific Designation
•

The site is located in the Area of Potential Intensification for North Cheam
District Centre.

1.6

Relevant Planning History

1.7

SUT/22898 – Erection of nursery stores for housing horticultural machines at rear
of 241-243 Church Hill Road, North Cheam was granted planning permission on 17
December 1958.

1.8

72/8693/’O’ – Erection of a detached 3-bed bungalow and car-port was refused
planning permission on 27 March 1972.

1.9

14/70692 – Erection of two, two storey detached 4 bed houses each with garage
and parking space together with cycle and refuse facilities and hard and soft
landscaping was granted planning permission on the 28 January 2015.

1.10

15/72990 – Erection of four, two storey semi-detached 3 bed houses each with two
parking spaces each, together with cycle and refuse facilities and hard and soft
landscaping was allowed on appeal on the 10 June 2016.

1.11

16/75562 – Non Material Amendment application to amend approved Planning
Application A2015/72990/FUL was granted on the 20 October 2016.

1.12

17/76954 - Non Material Amendment application to amend approved Planning
Application A2015/72990 was refused on the 19 May 2017.

1.13

17/77279 – Variation of condition 2 (drawings) of approved application
A2015/72990 (to increase the ridge height of dwellings by 440mm) was granted
planning permission on the 1 August 2017.

2.0

APPLICATION PROPOSALS

2.1

Details of Proposal

2.2

Planning permission is sought for the variation of condition 1 (approved drawings)
of previously approved application A2017/77279/FUL to amend the siting, finished
ground level and drainage details.

2.3

Since the approval of the original application (ref: 15/72990) a non-material
amendment (ref: 16/75562) has been approved which moved the location of the
ground doors to the side elevation and also lowered the sill height of the windows
on the front elevations of the proposed dwellings. In addition to the above a
section 73 planning application (ref: 17/77279) to vary the drawing numbers of the
original planning permission (ref: 15/72990) was approved which raised the ridge
height of the proposed dwellings by 0.4 metres.
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2.4

The application has been submitted to regularise the development which was
granted planning permission under application ref: 15/72990 and has been
subsequently amended by the above applications. The application is in response
to an enforcement complaint that the buildings are not built according to the
approved drawings.

2.5

The original planning application was allowed under appeal under the premise that
the site was level. This is not the case and the topography of the land results in the
land falling away from the north of the site to the south. As such during the
construction of the dwellings the southernmost dwelling appears taller than
approved. Measurements taken by the enforcement officer showed that the eaves
of the proposed dwellings were 0.4 metres taller above the adjacent ground level.

2.6

The planning application has been submitted to address the difference in land level
so of the site amongst other things. The proposal would involve some regrading of
the land levels to the north side of “plot 1” by approximately 0.3 metres and
levelling off the land levels for plots 1 and 2, which will require some building up of
the land level to the south side of “plot 2” by approximately 0.3 metres. There
would be a small step of approximately 0.2 metres between plots 2 and 3. The
land levels around plots 3 and 4 would need to be built up at most by
approximately 0.4 metres, with a small step down to the boundary of the site of
approximately 0.2 metres. The land levels for plots 3 and 4 would therefore be
level.

2.7

In addition the siting of the dwellings is not in accordance with the approved plans.
As consented (under application ref 15/72990 and subsequent approvals) the rear
corner of “plot 4” would have been sited approximately 1.43 metres from the
boundary of 4 D’Arcy Road and the front corner of approximately 1.63 metres from
the boundary of 6 D’Arcy Road. “Plot 1” as consented would have been sited
approximately 2.15 metres from the boundaries of the gardens of 353 Malden
Road and 247 Church Hill Road.

2.8

As built “plot 4” sited approximately 1.30 metres from the boundary of 4 D’Arcy
Road and approximately 1.58 metres from the boundary of 6 D’Arcy Road. “Plot 1”
is located approximately 2.11 metres front the boundaries with 353 Malden Road
and 247 Church Hill Road. This is a shift slightly south of the built form by
approximately 0.1 metres. These separation distances have been confirmed by
the case officer on site.

2.9

In addition to the siting and land levels of the site, it has become apparent to
officers through objection to the application and through the enforcement process
that the dwellings to the south of the site have suffered from flooding during the
course of development. As such the applicant has submitted a revised surface
water drainage scheme, and also undertaken ground water investigations.

2.10

Significant amendments to application since submitted

2.11

A revised site specific flood risk assessment and surface water drainage scheme
has been submitted on the 22 October 2018, with the ground water investigations
evidence submitted on the 23 October 2018.

3.0

PUBLICITY

3.1

Adjoining Occupiers Notified
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3.2

Method of Notification

3.3

Letters were sent to 29 adjoining occupiers dated 25 June 2018 and a site notice
was posted in the vicinity of the site dated 4 July 2018.

3.4

Number of Letters Received

3.5

9 letters of representation have been received from 7 addresses.

3.6

Letters were received from the occupiers of 2, 4, 6, 8, 10 and 12 D’Arcy Road, 354
Malden Road, 180 and 235 Church Hill Road.

3.7

Summary of Material Responses
•
•
•
•
•
•
•
•
•
•
•
•
•
•

3.8

Possible ground water issues.
Drainage scheme and maintenances management not sufficient.
Ground levels not correct
Siting of dwellings is inaccurate.
No details of refuse collection.
No details of traffic and pedestrian controls for access track.
Overlooking and loss of privacy.
Litter.
Odours.
Overbearing development.
Overdevelopment.
Not in keeping with the character of the area.
Increase in traffic and parking demand.
The access road is not sufficient and would result in accidents.

Non-material Responses
•
•
•
•

Health and Safety Issues.
Foundations not dug deep enough.
The proposed development would likely be converted to flats.
The developer intends to install dormers.

3.9

Official Consultation

3.10

Internal

3.11

Environmental Health Officer

3.12

No objections.

3.13

Sustainability Officer:

3.14

No objections.

3.15

Lead Local Flood Authority (LFFA)

3.16

Raised objection to the original drainage scheme. In response the revised
drainage scheme submitted by the applicant, the LLFA has no objection as the
scheme would provide a policy compliant drainage scheme. The applicant has
also dug trial pits to establish whether ground waters were present and submitted

Page 11

Agenda Item 5

sufficient evidence of the test trenches. These have been assessed and no ground
waters have been established.
3.17

Principal Tree Officer

3.18

Requested that a more detailed landscaping plan is submitted by the applicant.
This can be dealt with by condition.

3.19

External

3.20

Thames Water

3.21

Thames Water originally suggested a condition requiring an improvement in the
drainage scheme for the proposed development as the original was not acceptable.
In response to the revised drainage scheme Thames Water have removed the
request for a condition as the drainage scheme is now considered acceptable.
They commented “We have reviewed the supporting documentation provided as
part of the proposed surface water strategy for this development, provided the
sequential approach for the disposal of surface water is followed as outlined and
foul and surface water flows are kept separate we have no objections.”

3.22

Councillor Representation

3.23

The application was de-delegated by Councillor McDermott-Hill on the 28 June
2018 on the following grounds. The buildings are out of character with the
surrounding area, neighbour amenity, drainage issues with the site and access and
egress issues.

4.0

MATERIAL PLANNING POLICIES

4.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that when
determining a planning application, regard is to be had to the development plan,
and the determination shall be made in accordance with the development plan,
unless material considerations indicate otherwise. The development plan for the
London Borough of Sutton comprises the following documents:
•
•
•

The London Plan 2016
The Core Planning Strategy 2009
The Site Development Policies DPD 2012

4.2

Also a material consideration in determining planning applications are:
• National Planning Policy Framework
• National Planning Policy Guidance
• Adopted London Borough of Sutton Supplementary Planning Guidance
documents.
• Human Rights Act 1998
• Equality Act 2010
• Draft Local Plan

4.3

Public Sector Equality Duty (PSED) and Human Rights

4.4

Under the Equalities Act 2010, the Council must have due regard to the need to
eliminate discrimination, harassment or victimisation of persons by reason of age,
disability, pregnancy, race, religion, sex and sexual orientation. This planning
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application has been processed and assessed with due regard to the PSED. The
application proposals are not considered to conflict with the Duty.
4.5

The application has also been considered in the light of the Human Rights Act
1998 and it is considered that the analysis of the issues in this case, as set out in
this report and recommendation below, is compatible with the Act.

4.6

Material Planning Policies Considered in Determining this Application:

4.7

The London Plan:
• 3.3 - Increasing Housing Supply
• 3.4 - Optimising Housing Potential
• 3.5 - Quality and Design of Housing Developments
• 3.8 - Housing Choice
• 3.9 - Mixed and Balanced Communities
• 5.1 - Climate change mitigation
• 5.2 - Minimising carbon dioxide emissions
• 5.3 - Sustainable design and construction
• 5.7 - Renewable energy
• 5.13 - Sustainable drainage
• 6.2 - Providing public transport capacity and safeguarding land for transport
• 6.3 - Assessing effects of development on transport capacity.
• 6.7 - Better streets and surface transport.
• 6.9 - Cycling
• 6.11 - Smoothing traffic flow and tackling congestion
• 6.12 - Road network capacity
• 6.13 - Parking
• 7.1 – Lifetime Neighbourhoods
• 7.2 - An inclusive environment
• 7.3 – Designing Out Crime
• 7.4 - Local character
• 7.5 - Public realm
• 7.6 - Architecture
• 7.15 - Reducing and managing noise, improving and enhancing the
acoustic environment and promoting appropriate soundscapes
• 7.19 - Biodiversity and Access to Nature

4.8

Sutton Local Plan
•
•
•
•
•
•
•
•
•
•
•
•
•

1 Sustainable Growth
7 Housing Density
9 Housing Sizes and Standards
26 Biodiversity
28 Character and Design
29 Protecting Amenity
30 Heritage
31 Carbon and Energy
32 Flood Risk and Sustainable Drainage
33 Climate Change Adaptation
34 Environmental Protection
36 Transport Impact
37 Parking
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Supplementary Planning Guidance/Documents:
•

SPD14 – Creating Locally Distinctive Places (Urban Design Guide)

5.0

PLANNING CONSIDERATIONS

5.1

The principal considerations (including whether any material planning objections
have been reasonably addressed) in relation to this application are:
•
•
•
•
•
•
•
•
•
•

Principle
Design Quality and Impact on Street Scene
Impact on Neighbours
Layout and Amenity of Future Occupiers
Traffic & Parking
Sustainability
Biodiversity
Other Issues
Conditions
CIL

5.2

Principle:

5.3

The NPPF requires the planning decisions make the most efficient use of land and
to seek development on previously developed land and brownfield sites.

5.4

The London Plan outlines the need for residential development within London
through Policy 3.3 Increasing Housing Supply.

5.5

Policies 1 and 7 of the Sutton Local Plan 2018 acknowledge the NPPF’s
presumption in favour of sustainable development, but expect that the majority of
housing to be provided within Sutton Town Centre and the other district centres
and their surrounding Areas of Potential Intensification.

5.6

Paragraph b of policy 1 of the Sutton Local Plan 2018 states “The council will
enable the delivery of at least 6,405 new homes over the plan period 2016-2031
(427 homes per annum), subject to any subsequent borough target approved by
the Mayor of London.” Paragraph d sets out where the plan expects these homes
to be delivered with 10% (635 new homes) are to be located within the other district
centres and their surrounding Areas of Potential Intensification (API).

5.7

Paragraph e of policy 7 of the Sutton Local Plan 2018 states “Developments should
maintain and seek to enhance the quality of the borough's environment ensuring all
new development respects the positive features of Sutton's character, reinforcing
local distinctiveness and a sense of identity. The council will apply the Suburban
Setting of the London Plan Density Matrix to these areas.”

5.8

The application is a section 73 application to vary the drawing numbers of the
original planning permission to allow for changes in the land levels of the site and
the siting of the dwellings as built. This type of application allows for minor material
amendments to the original planning application. The NPPG gives guidance, that
whilst the current policy positions can be re-considered the principle of the
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development has been established by the granting of the original planning
permission (ref: 15/72990).
5.9

The proposal does not change the amount of development or the residential
density of the proposal, and as such considering the previously approved schemes
the proposal is not considered an overdevelopment of the site.

5.10

As such the proposed development would provide additional housing in
accordance with national, regional and local policy, and with the principle of four
semi-detached dwellings being previously established under the original planning
application (ref: 15/72990), the proposal is considered acceptable in principle.

5.11

Design Quality and Impact on Street Scene:

5.12

The NPPF states that planning authorities should always seek to secure high
quality design and a good standard of amenity for all existing and future occupants
of land and buildings. Policies 7.4 and 7.6 of The London Plan (2016) state that
Local Authorities should seek to ensure that developments promote high quality
inclusive design, enhance the public realm, and seek to ensure that development
promotes world class architecture and design. Policies 3.4 and 3.5 require new
housing to respect local context and character.

5.13

Policy 28 of the Sutton Local Plan states The council will grant planning permission
for new development, including new buildings, alterations and extensions, provided
the new development:
a Is attractive, designed to the highest standard, especially with regard to
architectural detailing, and uses high-quality materials.
b Respects the local context and responds to local character and heritage
assets.
c Is of a suitable scale, massing and height to the setting of the site and/or
townscape.
d Seeks to improve an area of poor character.
e Makes a positive contribution to the street frontage, streetscene and / or public
realm, such as using railings and low walls where practicable.
f Is inclusive and accessible for all and improves movement through areas with
direct, accessible and easily recognisable routes.
g Is secure and designed to minimise crime and anti-social behaviour.
h Is robust and flexible in use.
i Responds to natural features and retains trees, hedges and other landscape
features and spaces of amenity value, where possible.
j Is not dominated by car and cycle parking.
k Creates attractive, functional and clearly defined public and private space.
l Protects any important local views and creates new ones wherever possible.

5.14

The design of the proposed dwellings would not be altered by the approval of this
application. The design and architectural detailing have been previously approved
under the original planning application (ref: 15/72990). The subsequent nonmaterial amendment (ref: 16/75562) altered the location of the side facing window
and doors and also altered the sill heights of the front ground floor windows. The
subsequent section 73 application (ref: 17/77279) to vary drawing numbers allowed
for the ridge height of the roof to the proposed dwellings to be increased by 0.4
metres.

5.15

Whilst this is the case the proposal would result in changes of the ground levels of
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the site. There would be some regrading of the land levels to the north of the site,
with the building up of some of the land to the south of the site. These changes
would not significantly change the appearance of the proposed buildings or the
surrounding land. Whilst the proposed land level changes may result in a
perceived increase in height of the dwellings these changes would not be readily
visible from the public realm.
5.16

The changes in the siting of the proposed dwellings are relatively modest. In
design terms the changes are not readily perceptible when viewing the site from
the adjoining properties and would not increase the width or depth of the approved
units. Again the dwellings are not readily visible from the public realm.

5.17

Consequently, it is considered that the proposal is of an acceptable design which
respects and compliments the surrounding area and would not result in harm to the
character of the area or streetscene.

5.18

Impact on Neighbours:

5.19

Policy 29 of the Sutton Local Plan states that the Council will not grant planning
permission for any development that adversely affects the amenities of future
occupiers or those currently occupying adjoining or nearby properties, with regard
to considerations of overlooking, outlook, light, noise and vibration, traffic
movement amongst other things.

5.20

The proposed alterations would not result in any change in the alignment or
footprint of the dwellings approved under ref: A2015/72990. The proposed
alterations would result in changes to the siting and ground levels of the site.

5.21

The site adjoins residential rear gardens of the surrounding properties at all
boundaries. The minimum distance between the boundaries of the site and the rear
elevation of the nearest neighbouring property is in excess of 30.00 metres and
further to the elevations of the proposed dwellings.

5.22

Due to these large separation distances the previously approved schemes, at the
site, were considered to be acceptable and would not result in harm to the amenity
of the neighbouring occupiers in terms of loss of outlook, overlooking or loss of
privacy, or loss of sunlight/daylight.

5.23

Due to these large separation distances to the neighbouring properties, the
changes in the siting of the dwellings are insignificant enough not to change the
previous assessments of the approved schemes. Whilst objections have been
raised in terms of the loss or privacy and overlooking, the first floor side facing
windows can be reasonable conditioned to be obscure glazed and non-opening
above 1.7 metres above the finished floor level of the room in which they are
installed. It is proposed that the southern boundary is demarcated by a 2.1 metre
high close panel fence. This would prevent an overlooking or loss of privacy from
the ground floor side facing windows and the plans denote the southern flank
window and door to “plot 4” would be obscure glazed. As such a condition to
secure the obscure glazing to these windows has been included to protect the
amenity of the adjoining occupiers.

5.24

Whilst the siting of the dwellings would move them closer to the dwellings along
D’Arcy Road, and the changes in the land levels as well as the natural topography
of the area would make the buildings appear taller, the proposed changes are
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considered to be modest. The changes are not significant enough to establish
demonstrable harm to the neighbouring occupiers over and above what was
previously approved. As such the proposal is considered to be acceptable and
would not result in an overbearing development which would harm neighbouring
occupier’s amenity.
5.25

Other objections have been raised in respect to litter and odours. The proposal is
for dwellings and there is unlikely to be create significant litter or odours to the
detriment of the neighbouring occupier’s amenity. The conditions in relation to
refuse storage and collection have been approved in respect to the previously
approved application (ref: 17/77279). The refuse will be brought to the pavement
side by the Maintenance Company and bins returned to the dwellings after
collection. A small area within the access road will be demarked for the collection
day storage area. The implementation of this strategy is recommended to be
secured by condition.

5.26

Therefore, it is considered that the proposal in regards to the siting and land levels
would not adversely affect the amenities of the occupants of the neighbouring
properties to an unacceptable level through any loss of light, outlook, noise and
disturbance or privacy.

5.27

The impact on surface water on neighbouring occupiers is discussed further below.

5.28

Layout and Amenity of Future Occupiers

5.29

The proposed alterations would not result in any changes to the footprint, the
layout of the dwellings, the provision of amenity space, the location of the refuse
storage, or the access to the site as previously approved applications ref: 15/72990
and ref: 17/77279.

5.30

Conditions securing the approved refuse storage and refuse collection
arrangement is recommended.

5.31

These elements of the scheme have been previously considered to be acceptable,
and therefore, subject to the conditions, the proposal would be acceptable in terms
of its layout and amenity of future occupiers.

5.32

Traffic and Parking

5.33

The proposed alterations would not result in any changes to the access to the site
or the car parking layout as allowed under application ref: A2015/72990. The car
parking layout would be policy compliant providing 8 car parking spaces for the four
dwellings. These elements of the proposal were previously considered to the
acceptable by the Inspector at appeal and therefore are considered acceptable in
this instance, subject to a condition securing the approved surfacing of the access
road and the approved traffic controls.

5.34

Sustainability

5.35

The applicant has submitted details of the proposed dwellings compliance with
ENE1 level 4 of the Code for Sustainable Homes, which was an condition of the
original planning permission (ref: 15/72990). As such it is considered that the
application is acceptable in terms of it energy efficiency.
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5.36

Sustainable Urban Drainage Systems and flood risk are discussed later in the
report.

5.37

Biodiversity

5.38

Under Policy DM17 of the Site Development Policies DPD the Council will not grant
planning permission for development within SINCs or green corridor where there
would be a significant damaging impact on the nature conservation value or
integrity of the site.

5.39

The site is not designated as a Site of Importance for Nature Conservation (SINC)
or green corridor.

5.40

An ecology enhancement scheme has been approved under the original planning
permission (ref: 15/72990) which includes amongst other things a planting
schedule. Whilst the planting schedule is primarily to improve the biodiversity of
the site, the suggest tree species have been picked for their ability to help reduce
moisture within the soil. A condition securing the approved ecological
enhancements is recommended.

5.41

Landscaping

5.42

The original planning permission (ref: 15/72990) had a landscaping scheme
approved at appeal. The details of the landscaping scheme do not match the
suggested planting scheme proposed within ecological enhancements scheme,
and also does not include additional hard standing (patio areas to the rear of the
dwellings and the side accesses between the dwellings) which has been included
within the drainage scheme.

5.43

As such it is recommended that a revised landscaping scheme is secured by
condition to incorporate the changes mentioned above, for the benefit of
regularising the development and also helping to reduce surface water run-off
through the planting of suitable plants and trees to help reduce soil moisture.

5.44

Flood Risk and Site Drainage

5.45

Policy 32 of the Sutton Local Plan states in paragraph a that “Proposed
developments should avoid or minimise all sources of flood risk to people and
property, taking account of climate change, without increasing flood risk elsewhere
by:
•

Preparing site-specific flood risk assessments (FRAs) in support of all
proposals in Flood Zones 2 or 3, all major proposals in Flood Zone 1 over
1ha and any proposal in a critical drainage area. FRAs should assess all
sources of flood risk to and from the development and show how these risks
will be managed, taking climate change into account, in line with minimum
requirements set out in national planning policy,

5.46

The site is located in flood risk zone 1, is not over 1 ha in area, and is not in a
critical drainage area. As such a FRA is not required as part of the proposal,
however the applicant has submitted a FRA with the drainage strategy which
highlights the low likelihood of flooding of the site.

5.47

This being the case objections have been received regarding the possibilities of
ground waters which have been disturbed by the development and resulting in
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flooding of the neighbouring gardens during the course of the development. At the
request of officers, the applicant has undertaken trial trenches within the site to
establish whether ground waters are present. Photographic evidence has been
submitted which show the trial trenches and foundational trenches that were dug.
5.48

The depth of the foundational trenches were dug to a depth of between 2.5 metres
and 1 metre, and showed no ground waters. The trial trenches were three in total
and were dug along the southern boundary of the site, with one within what would
be the rear garden of plot 4 and two within the shared area to the southeast corner
of the site in front of plot 4. All the trenches were dug to 1.5 metres in depth and
showed no signs of ground waters being present.

5.49

As such it is considered that the applicant has demonstrated on the balance or
probabilities that the site does not have significant ground water or a spring and
that the proposal by way of the foundations installed would not result in significant
flooding to the site itself or neighbouring properties by reason of diverted ground
waters.

5.50

Whilst the evidence submitted shows that the site and surrounding properties are
not likely to be affected by ground waters, the previously imposed condition at
appeal and subsequently approved SUDS scheme for surface water drainage did
not meet the policy requirements of Policy 32 of the Sutton Local Plan. Since the
adoption of the Local Plan and in collaboration with the developer, an improved
surface water scheme has been submitted as part of the application to address the
issues on site. The scheme has been assessed by both the Lead Local Flood
Authority and Thames Water who have no objections to the proposed surface
water drainage of the site.

5.51

The scheme is an improvement on the previously approved scheme and is
compliant with the aims and objectives of Policy 32 of the Sutton Local Plan. The
scheme includes a surface water drainage channel along the southern boundary of
the site adjacent to “plot 4” to prevent surface water from travelling south to the
gardens of 4 and 6 D’Arcy Road, and another drainage channel along the eastern
boundary of the site to prevent surface water from travelling east in to the garden of
12 D’Arcy Road.

5.52

These drainage measures along with the adequate landscaping of the site is
considered to acceptable to preventing surface water run-off from flooding the site
and the adjoining properties.

5.53

For the reasons above it is considered that the proposal would be acceptable in
terms of flood risk and site drainage of the site and the neighbouring residential
properties.

5.54

Conditions

5.55

Conditions have been approved which relate to the original planning permission
(ref: 15/72990 and application CLC2018/00109). These relate to the surfacing of
the access road, traffic control of the road, refuse storage, external lighting,
biodiversity and energy efficiency measures. As these details have been
approved, but not implemented on site, positively worded conditions are
recommended to secure the implementation and retention of the approved details.

5.56

CIL:
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5.57

The development has commenced and the proposed alterations have not resulted
in any increase in the floor space over what has been previously approved and the
CIL for the extant planning permission A2015/72990 has been paid. As such it is
considered that the proposed alterations would not result in any further liability.

6.0

CONCLUSION AND RECOMMENDATION

6.1

The principle of the development has already been established under previously
approved applications ref: 1/72990 and 17/77297 and is considered acceptable in
land use terms.

6.2

The proposed alterations to the siting and land levels of the site would not result in
any harm to the character of the area or the streetscene and would not lead to any
significant harm to the amenity of the neighbouring occupiers.

6.3

The proposed alterations would not result in any changes to the layout of the
development which would still provide adequate levels of accommodation and
private amenity space.

6.4

The proposed alterations would not result in any changes to the biodiversity of the
site or the parking provision or the efficient operation of the public highway.

6.5

The proposal would provide an improved and policy compliant surface water
drainage scheme and it has been demonstrated that the proposal would not result
in any significant disturbance to ground waters.

6.6

Subject to the recommended conditions it is recommended that planning
permission is granted.
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G
Mr Robin Harper
The Boathouse Design Studio
27 Ferry Road
Teddington
TW11 9NN

DM2018/00264

DRAFT
WARNING: It is in your interests to ensure you obtain the approval of the Local
Planning Authority, where the conditions require that to occur. Failure to comply
with the following conditions may lead to enforcement action to secure compliance.
FIRST SCHEDULE
Land Rear Of 241 And 243, Church Hill Road, North Cheam
Variation of condition 1 (approved drawings) of previously approved application
A2017/77279/FUL to amend siting, finished ground level and drainage details.

SECOND SCHEDULE
(1) The development hereby permitted shall be carried out in accordance with the following
approved plans: 1503/01, 1779/02, 1779/03 Rev. B, 1503/04, 1503/05 Rev. A, 17779/04,
1779/05, 1779/06, 1779/06, 1779/07, 1503/10, and Materials Schedule.
Reason: For the avoidance of doubt and in the interests of proper planning.
(2) All trees and hedgerows within and adjacent to the site shall be protected using a system
of protective hoarding/fencing & ground protection in accordance with the
recommendations in British Standard BS 5837:2012. All protective hoarding, fencing, and
ground protection measures shall remain in place during the entire course of the
construction phase and shall not be removed. All trenching and ground works within the root
protection areas (RPAs) of retained trees shall be in accordance with the recommendations
in Arboricultural Practice Note (APN) 12 & BS 5837:2012.
Reason: To ensure that significant trees on site and the adjacent land are protected and
retained in accordance with Policy 28 of the Sutton Local Plan.
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(3) Development shall be carried out in accordance with the details in the approved
construction method statement ref: 135/ST/19719.
Reason: To ensure that the proposed development does not interfere with the free flow of
traffic and conditions of safety on the public highway.
(4) None of the dwellings hereby approved shall be occupied until the approved SUDS and
drainage scheme has been implemented in accordance with the approved details (drawing
nos. L16_130_09_005, L16_130_09_001 and Flood Risk Assessment & Drainage Report
ref: L16_130_09 dated October 2018)). Thereafter, the surface water drainage and flood risk
management measures shall be retained and maintained in accordance with the approved
scheme for as long as the development is in existence.
Reason: To comply with policy 32 of the Sutton Local Plan.
(5) None of the dwellings hereby permitted shall be occupied until the approved scheme in
respect of measures to prevent vehicles and pedestrians meeting within the access track
have been implemented in full in accordance with the approved details (drawing no.
Automate Systems letter dated 21 September 2018 ref: 809-32CF, drawing no 15.82-001
with annotation and e-mail received from James Hannah on the 28 September 2018). The
approved measures shall be retained thereafter.
Reason: In the interest of highway and pedestrian safety.
(6) None of the dwellings hereby permitted shall be occupied until the approved scheme for
refuse storage and means of transporting and storing of refuse when presented for
collection, has been implemented in accordance with the approved details (drawing no.
1779/03 Rev. C and covering letter dated 14 June 2018). The approved scheme shall
thereafter be retained in accordance with the approved details.
Reason: To ensure the ancillary buildings harmonise with the permitted development.
(7) None of the dwellings hereby permitted shall be occupied until the approved scheme for
external lighting within the site has been installed in accordance with the approved details
(drawing no. 1779/03 Rev. A). Thereafter, the external lighting shall be maintained in
accordance with the approved lighting details.
Reason: To ensure that the proposed lighting does not harm the amenity of the neighbouring
occupiers.
(8) None of the dwellings hereby permitted shall be occupied until the widening at the end of
the access track shown on drawing number 1779/03 Rev. B has been completed. The
access track shall be permanently maintained as widened.
Reason: In the interest of highway and pedestrian safety.
(9) None of the dwellings hereby permitted shall be occupied until the approved parking
layout shown on plan 1779/03 Rev. B has been provided. The parking area shall be retained
thereafter in accordance with the approved details.
Reason: To ensure that the proposal provided on-site parking in accordance policy 37 of the
Sutton Local Plan.
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(10) None of the dwellings hereby permitted shall be occupied until secure storage for eight
cycles has been provided within the site in accordance with drawing number 1779/03 Rev.
B. The approved cycle storage shall be retained thereafter.
Reason: To encourage non-car modes of transport.
(11) None of the dwellings hereby permitted shall be occupied until the proposed 1.8 and 2.1
metres high close boarded fences to the site boundaries have been erected in accordance
with the approved plans. The fencing shall thereafter be retained in accordance with the
approved details.
Reason: To protect the amenity of the neighbouring and future occupiers of the site.
(12) None of the dwellings hereby permitted shall be occupied until the approved scheme for
biodiversity improvements within the site has been implemented on site. The approved
details are CherryField Ecology Report dated 22 May 2018.
Reason: To ensure the proposal is in accordance with policy 26 of the Sutton Local Plan.
(13) Prior to the occupation of the development, full details of hard and soft landscaping shall
be submitted to and approved in writing by the Local Planning Authority. All hard and soft
landscaping and tree planting shall be carried out in accordance with the approved details
and to a reasonable standard in accordance with the relevant recommendations of
appropriate British Standards (in particular, BS 3882: Specifications for Topsoil,
Recommendations (2015) and BS 8545: Trees from Nursery to Independence in the
Landscape, Recommendations (2014) or other recognised codes of good practice). The
works shall be carried out prior to the occupation of any part or relevant phase of the
development or in accordance with the timetable agreed with the Local Planning Authority.
Any tree(s) or plants that (within a period of five years after planting) are removed, die, or (in
the opinion of the Local Planning Authority) are damaged or defective shall be replaced as
soon as is reasonably practicable with others of a similar size/species/number as originally
approved, unless the Local Planning Authority gives its consent to any variation.
Reason: To ensure the provision, establishment and maintenance of a reasonable standard
of landscape in accordance with the approved designs in accordance with Policy 28 of the
Sutton Local Plan 2018.
(14) None of the dwellings hereby permitted shall be occupied until the access track serving
the site has been consolidated, surfaced and drained in accordance with the approved
scheme (drawing nos. L_16_130_09_100 Rev. D, L16_130_09_005 and L_16_130_09_002
Rev. B).
Reason: In the interest of highway and pedestrian safety.
(15) The first floor windows on the flank walls of the dwellings hereby permitted, the ground
floor window on the southern elevation to “plot 4” and the glazing to the ground floor door to
southern elevation of “plot 4” shall be fitted with obscured glazing that shall be fixed shut up
to a height of 1.7 metres above the finished floor level of the room that those windows serve.
Reason: To protect the amenity of the neighbouring occupiers.
(16) All building operations in connection with the construction of external walls, roof, and
foundations; site excavation or other external site works; works involving the use of plant or
machinery; the erection of scaffolding; the delivery of materials; the removal of materials and
spoil from the site, and the playing of amplified music or speech shall only take place

Page 23

Agenda Item 5

between the hours of 8.00am and 6.00pm Monday to Friday, and between 8.00am and
1.00pm on Saturdays and not at all on Sundays, Public and Bank Holidays.
Reason: To protect the amenity of the neighbouring occupiers.
INFORMATIVES.
(1) This approval only grants permission under section 57 of the Town and Country
Planning Act 1990. Further approval or consent may be required by other legislation, in
particular the Building Regulations and you should contact Building Control on 020 8770
5000 before proceeding with the work.
(2) This application has been assessed against the relevant policies of the London Plan
2016, Sutton's Core Planning Strategy 2009 and the Site Development Policies DPD 2012.
The proposal is generally in accordance with Section 38(6) of the Planning and Compulsory
Purchase Act 2004 (as amended) and for this reason planning permission is granted.
(3) NAMING AND NUMBERING. This permission creates one or more new units which will
require a correct postal address. Contact the Street Naming & Numbering Section by e-mail
street.naming@sutton.gov.uk.
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Agenda Item No. 5
DM2018/00264 - Land rear of 241 - 243 Church Hill Road, North Cheam
Further representation have been received from the occupiers of 6, 8 and 12 D’Arcy Road.
These representations reiterate the following material responses.
●
●

Drainage Scheme and maintenance management not sufficient.
The dwellings would result in harm the streetscene of D’Arcy Road and Church Hill
Road.

In addition to the above representations, the applicant has confirmed that as part of the
approved drainage scheme the kerb and retaining wall as shown in drawing no.
L16_130_09_004 will be implemented. As such they have submitted the drawing to be
included within the approved drawings. Furthermore the applicant has suggested that the
invert levels of the drainage channels can be included within the condition for the drainage
scheme to ensure that the levels are above the attenuation tank.
Therefore conditions relating to the drainage of the site within the draft decision notice shall
be amended.
Amended condition 4 of the draft decision notice to read;
(4) None of the dwellings hereby approved shall be occupied until the approved SUDS and
drainage scheme has been implemented in accordance with the approved details (drawing
nos. L16_130_09_004, L16_130_09_002 Rev. B, L16_130_09_005, L16_130_09_001 Rev.
F and Flood Risk Assessment & Drainage Report ref: L16_130_09 dated October 2018)).
Prior to occupation of the development, the final invert levels of the drainage channels shall
be submitted to and approved in writing by the Local Planning Authority. The approved
invert levels of the drainage channels shall be implemented on site prior to occupation.
Thereafter, the surface water drainage and flood risk management measures shall be
retained and maintained in accordance with the approved scheme for as long as the
development is in existence.
Reason: To comply with policy 32 of the Sutton Local Plan.
(14) None of the dwellings hereby permitted shall be occupied until the access track serving
the site has been consolidated, surfaced and drained in accordance with the approved
scheme (drawing nos. L16_130_09_004, L_16_130_09_001 Rev. F, L16_130_09_005 and
L_16_130_09_002 Rev. B).
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PLANNING COMMITTEE - Date:12 December 2018
Report of the Assistant Director of Environment, Housing and Regeneration Directorate
Ref: DM2018/01680

Site:

WARD: C11 / WANDLE VALLEY

Time Taken:
9 weeks, 0 days

Land To The East And West Of London Road, Including London Road Rail
Bridge, Hackbridge. London Road Hackbridge London SM6 7HW.
Installation of pipeline including the construction of pipe bridge to connect
between an approved Energy Recovery Facility (and its associated approved
pipelines) and a housing development site, the 'Felnex Site' to deliver District
Heating provision at Land adjacent to the east and west of London Road,
including the existing London Road railway bridge, London Road, Hackbridge.
Sutton Decentralised Energy Networks Limited
Mr Adam Whiteley

Proposal:

Applicant:
Agent:

Recommendation:
(1) Grant planning permission subject to there being no additional representations
received before the 14 December 2018 raising issues not considered within this
report.
(2) Should any additional representations raising new issues not considered within this
report that are be received before the 14 December 2018 these will be reported to
the following committee meeting.

Reason for Report to Committee: The Council has an interest in the land and the application
is a departure from Council policy.
Summary of why application proposals are acceptable:
●

The proposal is considered to be in accordance with the National Planning Policy
Framework, the London Plan 2016 Policies 5.2 and 5.6 and the Sutton Local Plan as
the proposal would enabling the delivery of the necessary infrastructure to deliver heat
in accordance with Policy 31 of the Sutton Local Plan which relates to Carbon and
Energy and more specifically the development of Decentralised Energy Networks
particularly in Hackbridge.

●

The proposal, which is partly located within Metropolitan Open Land (MOL), is
considered to comprise inappropriate development as defined by the National Planning
Policy Framework (NPPF). Whilst the proposal would result in harm by way of
inappropriateness and would slightly reduce the openness of the MOL, it is considered
that there is a compelling argument in favour of the proposal as follows which would
outweigh this harm:
(i)

A Very Special Circumstance exists that the development will contribute towards
the delivery of a Decentralised Energy Network (DEN) which will offer significant
environmental benefits.
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(ii) Although there will be a very minor impact on the openness of the MOL, the
majority of the proposed pipeline located within the MOL would be located
underground. There is a small section that will exist above ground within MOL
where the pipe rises vertically to span the bridge over the railway. The visual
impact of the pipeline is considered to be limited and when considered against
the other benefits that this equipment would bring to the delivery of heat to
nearby homes and businesses, the proposal is considered to be acceptable.
(iii) This proposed provides the link between the previously approved section of the
pipeline and the Felnex development and would be a less intrusive development
within the MOL that the previously approved scheme C2017/76396/FUL.
●

There will not be an unacceptable visual impact given that the above ground pipeline
will be constructed adjacent to a road bridge against which it would be viewed in that
context.

●

The proposal would not result in any harmful impacts on adjoining properties, will not
result in an unacceptable increase in traffic, and will not cause material harm to air
quality, local ground conditions or biodiversity interests.

1.0

BACKGROUND AND PLANNING HISTORY

1.1

Site and Surroundings:

1.2

The application is located to the south west corner of Beddington Farmlands,
extending across the railway line and into the Felnex development site to the west of
Hackbridge Station.

1.3

The wider Beddington Farmlands site has historically been used for waste, wastewater
and minerals extraction. Prior to this the area was in agricultural use. Large parts of the
site are currently being used for active landfill operations (including areas of restored
landfill) or for other waste uses.

1.4

The Beddington site is bounded to the east by sludge beds (part of Thames Water’s
Sewage Treatment Works) and Beddington Lane beyond, to the west by the railway, to
the north by sludge beds and to the south by Beddington Park.

1.5

To the east of Beddington Lane is the Beddington Lane Industrial Estate, which is a
significant area of business and industrial units, and a retail park in the southern part.
Just north of the Beddington Lane Industrial Estate opposite the Jessops Way
industrial area are the closest residential properties to the pump enclosure site.

1.6

The former Felnex Trading Estate occupies a 7.7 hectare site with frontages onto
London Road and Hackbridge Road and Hackbridge railway station. The site adjoins
the railway line to the south and the industrial units located on Restmor Way to the
west, beyond which is the River Wandle. The site is abutted to the north by ‘The Wave’
49 Hackbridge Road, Hackbridge Green, the Red Lion Public House (grade II listed),
Hackbridge Primary School and Saxon House.

1.7

This is an application in which the Council has an interest , Sutton Decentralised
Energy Network (SDEN) Limited is a Local Authority Energy Services Company
(ESCo) wholly owned by the London Borough of Sutton
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1.8

It should be noted, however, that whether this proposal is by or on behalf of the
Council or by a Company of which it is owner, the identity of the applicant is not a
material planning consideration and no weight must be given to this in the
determination of this planning applications by the Local Planning Authority (LPA). This
planning application must be assessed on its planning merits and against the policies
contained in the Development Plan having regard to all material considerations. The
policy position in relation to the development providing a decentralised energy network
is discussed later in this report.

1.9

On the 3 March 2015 the Housing, Economy and Business Committee agreed, among
other matters, that heat supply contracts should be completed with Viridor and the
Felnex Developer and that the proposed connection of Felnex to the SDEN is Phase 1
of a longer term ambition. However, this Council decision was taken independently
from the Council as LPA, has had no bearing on the officer recommendation to the
Committee and again should be given no weight in the decision of the Planning
Committee.

1.10

Site Specific Local Plan Designations:

1.11

The application has the following local plan designations.
●
●
●
●
●
●
●
●
●
●
●
●

Metropolitan Open Land (MOL),
Metropolitan Green Chain,
Site of Metropolitan Importance for Nature Conservation,
Archaeological Priority Area,
Green Corridor,
An area at Risk of Flooding,
Hackbridge Area of Potential Intensification,
Hackbridge District Centre,
Area of Taller Building Potential,
Decentralised Energy Opportunity Area
Wandle Valley Regional Park.
Established Industrial Location

1.12

The Felnex Trading Estate is an allocated site, which is designated for a mixed use
development including residential, retail, employment and community uses. The
trading estate benefits from an extant outline planning permission (ref: C2016/73672),
with two reserved matters applications (ref: C2016/73672 and C2016/73965) which
were granted on 15 September 2016.

1.13

Relevant Planning History:

1.14

Part of the application site has a lengthy history of waste management use. Permission
for mineral extraction and landfill operations was first granted on appeal in 1995. This
was subject to a number of conditions including a requirement to complete infilling
operations by 2015 and to restore the land within 17 months thereafter. Permission for
a recycling centre was first granted in 2003, linked to the life of the landfill. Following
Viridor’s acquisition of the land in 2004, a variation to the design and layout of the
facility was granted in 2005.

1.15

The 1995 permission was accompanied by a unilateral undertaking from Thames
Water, the owners of the land, the main purpose of which was to secure arrangements
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for the restoration of the land following landfill and the creation and future management
of a variety of wildlife habitats. This included the formation of a Beddington Farmlands
Trust to undertake the future management of the restored land. The restoration plans
were embodied in a conservation management plan. (Other obligations from 1995
regarding Coomber Way and related highway measures have been largely
implemented).
1.16

Variations to the 1995 and 2005 permissions, to allow extended hours for the reception
and land filling of local authority waste, were granted in August 2009 and September
2010. In May 2012 the Development Control Committee granted permission for a
further variation to permit an increase in the number of vehicle movements associated
with the night time delivery of local authority waste to the waste reception building.

1.17

In 2005 Viridor submitted an application (D2005/54794/FUL) to build a 75,000 tonnes
per annum anaerobic digestion plant adjacent to the existing recycling centre and to
extend the duration of all waste management activities on the site from 2015 to 2023,
reflecting its contract with the Partnership. The application also sought permission to
export and stockpile clay from the site prior to landfill. The application was first
reported to Committee in April 2008 when it was resolved to grant permission subject
to, inter-alia, the completion of a legal agreement with Viridor to ensure the restoration
and future management of the land. The application was accompanied by an amended
conservation management plan that drew on the practical knowledge gained from the
restoration and conservation work undertaken on site since 1995.

1.18

Resolution of the legal agreement was protracted, so the application was reported
back to Committee on 18 July 2012 to review and refresh the 2008 resolution. The
delay provided an opportunity to review the restoration plans for the land and the best
management arrangements for achieving these. A conservation management scheme,
to replace the 2008 management plan, was reported to the Committee. Committee
confirmed its earlier resolution to grant permission subject to the completion of the
legal agreement. The agreement was completed and permission approved in June
2013. Restoration of the landfill approved under this permission has been implemented
and the recycling facility currently operates in accordance with this permission.

1.19

In March 2010 Viridor submitted an application to build a smaller (30,000 tonnes per
annum) anaerobic digestion plant, again reflecting its contract with the Partnership.
This remains outstanding. However, in February 2013 the Partnership confirmed that it
does not intend to pursue the anaerobic digestion proposals and Viridor has now
committed not to build the agreed, larger facility.

1.20

In July 2012 Viridor submitted an application (2012/66220/FUL) to demolish the
existing buildings on site and to build an energy recovery facility (ERF) along with
buildings ancillary to the ERF, construction of two combined heat and power (CHP)
pipelines, revisions to the approved restoration plan for the Beddington landfill site
approved under application ref:D2005/54794/FUL, amendments to the existing
in-vessel composting operations, removal of existing access and provision of new
access road and reconfiguration of access to Thames Water site to north.

1.21

The planning application was reported to the Development Control Committee on the
24 April 2013 with the recommendation of approval subject to the conclusion of a legal
agreement, the provision of additional areas for habitat and access and no adverse
direction being received from the Mayor of London to whom the application had been
referred.
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1.22

The application was deferred so that further investigation on air quality and traffic
issue, and to consider reinforced conditions on these topics and related provisions
within the draft S106 agreement. In May 2014 planning permission was granted
subject to conditions and the execution of a S106 agreement.

1.23

Following the granting of planning permission, permission was given in June 2014 to
challenge the decision through a Judicial Review which was brought to the High Court.
Following the Courts investigation the Judge dismissed the case for Judicial Review on
6 November 2014 a further claim for permission to the court of appeal was made and
subsequently refused on 15 February 2015. Viridor are currently implementing the
ERF permission on site.

1.24

Application D2015/72902/FUL was submitted in October 2015 for the ‘use of existing
composting and waste product storage buildings and hardstandings for the receipt,
bulking and transfer of residual waste, street sweepings, green waste, mixed
recyclates and food waste for temporary period until 31 December 2022. The
application was granted 21 January 2016.

1.25

Application D2015/72898/FUL was submitted in October 2015 for the ‘Variation of
Condition 13 of previously approved application D2005/54794/FUL, to permit the
disposal of Local Authority waste between 13.00 and 16.30 for six Saturday afternoons
in any one calendar year’. The application was granted 25 January 2016.

1.26

On 30 November 2016 details were submitted to approve condition 14 of application
D2012/66220/FUL in relation to the full technical specifications of the pipework to be
laid between the ERF and the site boundary. This application was granted on 27
February 2017.

1.27

On the 7 February 2017 an application ref: C2017/76396 was submitted for the
installation of pipeline including the construction of pipe bridge to connect between an
approved Energy Recovery Facility (and its associated approved pipelines) and a
housing development site, the 'Felnex Site' to deliver Combined Heat and Power
(CHP) provision which was heard by the Planning Committee on the 15 March 2017
which resolved to grant planning permission. The decision was issued on the 20
March 2017.

1.28

On the 7 February 2017 an application ref: D2017/76395 was submitted for the
erection of a pump house, metering enclosure and associated works for a temporary
period of seven years which was heard by the Planning Committee on the 15 March
2017 which resolved to grant planning permission. The decision was issued on the 20
March 2017.

1.29

On the 21 February 2018 an application ref: DM2018/00299 was submitted for a
non-material amendment application to amend approved Planning Application
C2012/66220/FUL to allow for alterations to the pipeline route on the western
boundary.

1.30

In relation to the redevelopment of the Felnex development site the following
applications are relevant.

1.31

C2009/62175/OUT – Outline application to determine access and layout for up to 725
residential units, a foodstore with a net floor area of up to 2,600 square metres, 2,000
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square metres approx of additional retail floor space within Class A1, 6,100 square
metres approx of office and workshop space within Classes B1(a), (b) and (c), a
residential care home within Class C2, a community building with doctor's surgery
within Class D1 and an energy centre, together with open space, children's play
space, landscaping, car parking and access roads. Permission granted 28 March
2012.
1.32

C2012/66386/DEM - Application to determine whether prior approval of the Local
Planning Authority is required to the method of demolition of the Felnex Trading
Estate. No objection raised 27 September 2012.

1.33

C2014/68760/FUL – Minor amendments to layout and footprint involving
amalgamation of the main block fronting London Road (including the food store) into
the adjacent proposed residential development in accordance with submitted drawings
Illustrative plan 11025 P1-113; Land use parameter plan 11025 P1-110; Massing
parameter plan 11025 P1-112; Movement parameter plan P1-111. (Variation of
condition 45 of previously approved application number C2009/62175/OUT) which
states: ‘The development hereby permitted shall be carried out in accordance with the
following approved drawings, all dated 10 May 2011: Illustrative plan 1393/P/001 Rev
B; Land use parameter plan 1393/P/002 Rev B; Massing parameter plan 1393/P/003
Rev B; Movement parameter plan 1393/P/004 Rev B). Permission granted 16 May
2014.

1.34

C2014/68755/ARM - Approval of reserved matters for part of site (phase 1) relating to
appearance, scale and landscaping pursuant to condition 1 of application number
C2014/68760/OUT for a mixed commercial/residential development comprising
buildings between one and six storeys in height involving 725 residential units, a
foodstore with a net floor area of up to 2,600 square metres, 2,000 square metres
approx of additional retail floor space within Class A1, 6,100 square metres approx of
office and workshop space within Classes B1(a), (b) and (c), a residential care home
within Class C2, a community building with doctor's surgery within Class D1 and an
energy centre, together with open space, children's play space, landscaping, car
parking and access roads. Permission granted 3 July 2014.

1.35

C2016/73625/OUT - Variation of condition 3 (Phasing Plan), 18 (Mitigation), 24
(Heating/Energy) and 44 (Drawing Numbers) (minor material amendment application)
of previously approved Outline application no. C2014/68760/OUT to determine access
and layout for up to 725 dwellings, a food store with a net sales area up to 2564
square metres, 948 square metres of additional retail floor space within Class A1, 6100
square metres of office and workshop space within Class B1(a), (b) and (c), 7740
square metres of assisted living accommodation (Class C2), 565 square metres of
health facility and 98 square metres as a community room together with energy centre,
open space, children's play space, landscaping, car parking and access roads.
Permission granted 20 July 2016.

1.36

C2016/73672/ARM – Application for approval of reserved matters for Phases 1 and 2
to determine appearance, scale and landscaping pursuant to outline application
number C2016/73625 for a mixed development comprising 2564 square metres of A1
(foodstore) floorspace, an additional 948 square metres of A1 (retail) floor space and
725 dwellings comprising 562 one, two and three bedroomed flats in sixteen blocks
rising from four to six storeys in height and 163 two, three and four- bedroomed 3
storey houses and three storey houses with roof accommodation. Provision of assisted
living accommodation containing 80 units with ancillary accommodation and a medical
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facility within a five storey building. Provision of garages, carports, surface and
basement car parking, refuse, cycle stores, energy centre, sub stations, children's play
areas, hard and soft landscaping, new access roads from London Road and
Hackbridge Road and alterations to road junctions. Permission granted 7 September
2016.
1.37

C2016/73965/ARM – Application for approval of reserved matters for Phase 3
(Business Forest) to determine appearance, scale and landscaping pursuant to outline
application number C2016/73625 for erection of a four storey building comprising
6,100 square metres of B1(Business) floorspace. Provision of cycle and refuse
storage, 57 car parking spaces and associated landscaping. Permission granted 7
September 2016.

1.38

C2016/75591/FUL ‘Installation of underground heating pipes, electrical cabling,
communication cabling and associated works to allow transfer of hot water and high
speed data through a decentralised energy network.’ Granted 24 February 2017.

2.0

APPLICATION PROPOSALS

2.1

Details of Proposal:

2.2

Planning permission is sought for the installation of pipeline including the construction
of pipe bridge to connect between an approved Energy Recovery Facility (and its
associated approved pipelines) and a housing development site, the 'Felnex Site' to
deliver District Heating provision at land adjacent to the east and west of London
Road, including the existing London Road railway bridge, London Road, Hackbridge.

2.3

The originally consented pipeline route follows a route west from the ERF through the
Beddington Farmlands before turning south and broadly following the route of the
permissive part adjacent the western boundary of Beddington Farmlands adjacent to
the railway track. The pipe as consented would continue south past the London Road
railway bridge and the Beddington Farmlands site boundary by approximately 110
metres before turning west for approximately 43 metres and then north back towards
the consented pipe gantry over the railway for approximately 102 metres.

2.4

This application proposes to re-route the most southerly part the approved pipeline
from that described above. Rather than going past the railway bridge and then turning
back on its self, it is proposed that the pipeline would immediately turn west for 26
metres and then turn south west for 40 metres before being attached to the previously
consented pipe gantry over the railway tracks, and then down into the Felnex site.
This would be a more direct route that would be less intrusive than the approved
routing.

2.5

The pipe line as mentioned above would consist of two pipes measuring 500
millimetres in diameter including the insulation. The majority of the pipeline would be
sited underground in a trench which would be a 1.2 metres in depth with the pipes set
600 millimetres below the ground level. The trench would be filled with sand around
the pipes to a depth of 700 millimetres above which the displaced soil would be
reinstated.

2.6

The pipe work would exit the ground adjacent to the road bridge on London Road that
spans the railway track south of Hackbridge Station where it is routed via a purpose
built supporting gantry approximately 1.5 metres wide, 6.5 metres in total height and 5
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metres above track level. This structure supports the pipes and stands 0.9 metres
from the north west facing side of the road bridge facing towards Hackbridge Station
and the Felnex development site. The structure is approximately 25 metres in length
and at its highest point it will be 1 metre higher than road level on the bridge and would
be constructed in a zinc galvanised steel framework. This is exactly the same as the
consented scheme and has already been installed under the consented scheme ref:
C2017/76396.
2.7

In view of the High Court judgement and taking into account national planning
guidance and the EIA Regulations (2011, as amended), it was concluded that an EIA
would be required. This has been submitted in the form of an EIA addendum to the EIA
submitted with application ref: D2012/66220/FUL, which is considered to be a
reasonable and proportionate approach, as the environmental baseline of the ERF
development and the SDEN proposals are very similar.

2.8

Sutton’s Decentralised Energy Network (SDEN):

2.9

In July 2013, the Strategy and Resources Committee approved the use of the wholly
owned Special Purpose Vehicle, Opportunity Sutton Limited, to further the
development of a district heating network in Sutton. The committee agreed that heat
supply contracts should be completed with Viridor and the Felnex developer.
Delegated authority was given to the Strategic Director (Resources) and Strategic
Director (Environment and Neighbourhoods) in liaison with the Vice-Chair of the
Strategy and Resources Committee and the Chairs of Housing, Economy and
Business and Environment and Neighbourhood Committees as appropriate to
progress the project in line with the report's recommendations.

2.10

The function of the pipeline is to provide low carbon energy for domestic hot water and
space heating initially from the gas engines on the Beddington Farmlands site and
then at a future date to connect to the ERF. Planning permission for the CHP pipeline
to the boundary of the Beddington Farmlands site was approved as part of the ERF
permission and details of the technical specification of that pipeline have recently been
approved by the submission of details to the relevant condition (14) of the ERF
permission (by Viridor).

2.11

Since the granting of planning permission for the pipeline extension under application
reference C2017/76396, an easement has been negotiated with a third party to allow
the laying of the pipeline over their land. This has allowed the applicant to propose a
shorter route for the pipeline. This would result in a more direct routing and a
reduction of the length of pipeline to be laid by approximately 200 metres.

2.12

Significant amendments to application since submitted:

2.13

A revised landscaping scheme was submitted on the 7th November 2018.

3.0

PUBLICITY

3.1

Adjoining Occupiers Notified

3.2

Method of Notification:
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3.3

Letters were sent to 113 adjoining occupiers in the surrounding area on 15 October
2018 and two site notices advertising the application as a departure from the
development plan were erected within the vicinity of the site on the same day.

3.4

A press notice also appeared in the Sutton Guardian on the 17 October 2018
advertising the application as a departure from policy.

3.5

However, due an administrative oversight which omitted to include the fact
that the development was accompanied by an Environmental Statement, a
further site notice was erected within the vicinity of the site on the 8
November 2018 advertising that the application was both a departure from
the development plan and was accompanied by an Environmental
Statement. A further press notice was published within the Sutton Guardian
on the 22 November 2018 advertising the application as a departure from the
development plan and was accompanied by an Environmental Statement.
The expiry of the 21 day notice contained in the press notice is the 14
December 2018.

3.6

The Local Planning Authority cannot make a decision on the application
before this date and this is the reason for the recommendation to grant
planning permission subject to no further representation being made before
this date. It is considered that this is a reasonable and proportionate means
of reporting this application to ensure that it is not unreasonably delayed, is a
practice that the LPA has used previously and also takes account of the
application being a resubmission of a similar development, with reduced
impact and in the absence of any objections

3.7

Number of Letters Received:

3.8

None

3.9

Official Consultation:

3.10

Internal:

3.11

Sustainability:

3.12

No objection.

3.13

Lead Local Flood Authority:

3.14

No objection.

3.15

Environmental Health:

3.16

No objection subject to a condition securing details of all non-road mobile machinery
proposed to be used within the construction of the pipeline.

3.17

Biodiversity:

3.18

No objection subject to the revised landscaping scheme being implemented on site.

3.19

Highways Officer:
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3.20

No objection.

3.21

Tree Officer:

3.22

No objection.

3.23

External:

3.24

Network Rail:

3.25

No comments received.

3.26

Greater London Authority:

3.27

No comments received.

3.28

Thames Water:

3.29

No comments received

3.30

National Planning Casework Unit:

3.31

No comments received.

3.32

Transport for London:

3.33

No objection.

3.34

Environment Agency:

3.35

No comments received.

3.36

Greater London Archaeological Advisory Service:

3.37

No comments received.

3.38

Councillor Representation:

3.39

None.

4.0

MATERIAL PLANNING POLICIES

4.1

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that when
determining a planning application, regard is to be had to the development plan, and
the determination shall be made in accordance with the development plan, unless
material considerations indicate otherwise. The development plan for the London
Borough of Sutton comprises the following documents:
● London Plan 2016
● Sutton Local Plan 2018
● The South West London Waste Plan March 2012
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Also a material consideration in determining planning applications are:
● National Planning Policy Framework (NPPF) 2018
● National Planning Policy Guidance (NPPG)
● Adopted London Borough of Sutton Supplementary Planning Guidance
Documents
● Draft London Plan 2018
● Human Rights Act 2008
● Equality Act 2010

4.3

Material Planning Policies Considered in Determining this Application:

4.4

London Plan 2016:
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●
●

4.5

1.1 Delivering the Strategic Vision and Objectives for London
3.9 Mixed and Balanced Communities
4.12 Improving Opportunities for All
5.2 Minimising Carbon Dioxide Emissions
5.5 Decentralised Energy Networks
5.6 Decentralised Energy in Development Proposals
5.7 Renewable Energy
5.12 Flood Risk Management
5.13 Sustainable Drainage
5.14 Water Quality and Wastewater Infrastructure
5.15 Water Use and Supplies
5.21 Contaminated Land
6.2 Providing Public Transport Capacity and Safeguarding Land for Transport
6.3 Assessing Effects of Development on Transport Capacity
6.4 Enhancing London’s Transport Connectivity
6.9 Cycling
6.11 Smoothing Traffic Flow and Tackling Congestion
6.12 Road Network Capacity
6.13 Parking
7.2 An Inclusive Environment
7.4 Local Character
7.5 Public Realm
7.6 Architecture
7.8 Heritage Assets and Archaeology
7.15 Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes
7.17 Metropolitan Open Land
7.19 Biodiversity and Access to Nature
8.2 Planning Obligations
8.3 Community Infrastructure Levy

Sutton Local Plan 2018
●
●
●
●
●
●

Policy 1 Sustainable Growth
Policy 5 Wandle Valley Renewal
Policy 6 Distinctive District Centres
Policy 14 Industrial Land and Waste Management
Policy 15 Industrial Use
Policy 17 District and Local Centre Development
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●
●
●
●
●
●
●
●
●
●
●
4.6

Policy 24 Green Belt and Metropolitan Open Land
Policy 25 Open Spaces
Policy 26 Biodiversity
Policy 28 Character and Design
Policy 29 Amenity
Policy 30 Heritage
Policy 31 Carbon and Energy
Policy 32 Flood Risk and Sustainable Drainage
Policy 33 Climate Change Mitigation
Policy 34 Environmental Protection
Policy 36 Transport Impact

Supplementary Planning Guidance/Documents:
●

SPD14 Creating Locally Distinctive Places.

4.7

The South London Waste Plan:

4.8

The South West London Waste Plan (SWLP) was adopted in March 2012 and is a joint
waste development plan document and forms part of the LDF for The London Borough
of Sutton, The London Borough of Croydon, The London Borough of Merton and The
Royal Borough of Kingston. It is used by the Local Planning Authorities for the
determination of planning applications relating to waste facilities.

4.9

The following policies below set out the SLWP are deemed to be of importance with
the proposed application:
● Policy WP3 – Existing Waste Sites
● Policy WP7 – Protecting and Enhancing Amenity

4.10

Policy WP3 highlights that national and regional policy recognises local authorities
have a responsibility to safeguard current existing waste sites and to maximise their
potential, particularly when inside a Strategic Industrial Location.

4.11

Policy WP7 underlines that developments for waste facilities will be required to
demonstrate that any impacts of the development can be controlled to achieve levels
that will not significantly adversely affect people and the environment.

5.0

PLANNING CONSIDERATIONS

5.1

The principal considerations (including whether any material planning objections have
been reasonably addressed) in relation to this application are:
● Principle of Development and Impact on the Openness of the Metropolitan
Open Lane (MOL)
● Impact on the Wandle Valley Regional Park
● Environmental Impact Assessment:
- Natural Heritage
- Water Environment
- Landscape
- Ground Conditions
- Land Use
- Socio-Economic and Health Impacts
- Air Quality
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- Cultural Heritage
- Noise
- Transport and Traffic
- Cumulative Environmental Impacts
Design Quality
Impact on Neighbours
Sustainability
Trees and Landscaping
Summary of response to material considerations
Community Infrastructure Levy

5.2

Principle of Development:

5.3

London Plan Policy 5.2 Development proposals should make the fullest contribution to
minimising carbon dioxide emissions in accordance with the following energy
hierarchy:
1. Be lean: use less energy
2. Be clean: supply energy efficiently
3. Be green: use renewable energy

5.4

Policy 5.6 of the London Plan states proposals should evaluate the feasibility of
Combined Heat and Power (CHP) systems, and where a new CHP system is
appropriate also examine opportunities to extend the system beyond the site boundary
to adjacent sites.

5.5

Policy 31 of the Sutton Local Plan states:
a Proposed developments should meet the following targets for reducing CO2
emissions expressed as a percentage improvement over Part L of the 2013 Building
Regulations:
●
all residential buildings forming part of major developments should achieve
'zero carbon' standards, by:
(i) achieving at least a 35% reduction in regulated CO2 emissions on site.
(ii) offsetting the remaining regulated emissions (to 100%) through the delivery of CO2
reduction measures elsewhere through a Section 106 contribution to the
council's carbon offset fund priced at £60 per tonne over 30 years.
●
all major non-residential developments should achieve at least a 35%
reduction in regulated CO2 emissions on site.
●
all minor residential developments should achieve at least a 35% reduction in
regulated CO2 emissions on site.
b In seeking to minimise CO2 emissions in line with the above targets, all proposed
developments will apply the Mayor's energy hierarchy by:
●
achieving the highest standards of energy efficient design and layout.
●
supplying energy efficiently in line with the following order of priority:
(i) being designed to connect to existing or planned district heating and/or cooling
networks supplied by low or zero-carbon energy, unless it can be demonstrated
through whole life cycle evidence that connection is not reasonably possible. All major
developments located within identified Decentralised Energy Opportunity Areas
(Maps 10.1 and 10.2) should apply the council's 'Decentralised Energy Protocol'
(Schedule 10.A).
(ii) site wide heating and/or cooling network supplied by low or zero-carbon energy.
(iii) communal heating and cooling.
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using renewable energy generated on-site. Major developments will be
expected to achieve at least a 20% reduction in total CO2 emissions
(regulated and unregulated) through renewables with minor developments
achieving a reduction of at least 10%.

5.6

As such, the provision of this connecting pipeline and supporting structures will enable
the delivery of a scheme to provide heat from a decentralised energy network which
would be acceptable in principle against this policy. The proposal is in conformity with
the waste policies of the development plan but inappropriate development in
Metropolitan Open Land (MOL).

5.7

Within London, land designated as Metropolitan Open Land (MOL) is considered
equivalent to Green Belt in terms of protection. Paragraph 88 of the National Planning
Policy Framework (NPPF) states: “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.”

5.8

Policy 7.17 of the London Plan states: “The strongest protection should be given to
London’s MOL and inappropriate development refused, except in very special
circumstances.” This policy confirms other protection given to MOL in national
documents, such as the NPPF. In the case of the NPPF it notes the types of
development that may be considered appropriate in principle.

5.9

Paragraph 89 of the NPPF states that local planning authorities should regard the
construction of new buildings as inappropriate in Green Belt. Exceptions to this
include:
● 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.

5.10

The proposal is partly located within the MOL and, as such, is considered to comprise
inappropriate development as defined by the NPPF. The majority of the proposed
pipeline would be located within the MOL, but would be located underground. A small
section that will exist above ground within MOL where the pipe rises vertically to travel
under the void of the road bridge before spanning the railway via the proposed gantry.

5.11

It is considered that there are Very Special Circumstances (VSC) applicable to this
proposal which outweigh the harm by way of inappropriateness and any other harm
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such as the very minor impact on the openness. The VSC include that the
development will provide for a Decentralised Energy Network (DEN) which is
considered to be a wider environmental benefit.
5.12

Other material considerations to be taken into account include the fact that the part of
the development above ground in MOL is small scale. Its visual impact is considered
to be very limited and when considered against the other benefits that this application
would bring to the delivery of heat to nearby homes and businesses, the proposal is
considered to be acceptable.

5.13

It terms of the construction of the underground pipe in MOL there would be some loss
of scrub and ruderal habitats for a temporary period during the course of construction.
However, when compared to the previously approved route (ref: 12/66220) the
proposed routing of the pipeline would be shorter and the overall loss of scrub and
ruderal habitats would also be reduced. The Council’s Principal Tree Officer and
Biodiversity Officer have not raised any objection as mitigation is provided in the form
of a replacement landscaping scheme secured by condition and this proposal would
result in less disturbance to both trees and habitats. Views of part of the proposed
gantry will be partially visible from MOL, however, this impact will be minimal noting
that there is an intervening bridge/road and the gantry will be read in the context of the
other surrounding built form.

5.14

As such, whilst the proposal results in harm by way of inappropriateness and would
have some minor impact on the openness of the MOL, it is considered that there is a
compelling argument in favour of the proposal in terms of the wider environmental
benefits and the minimal visual impact which, when considered as a whole, outweigh
any harm caused. It is considered that the principle of development is acceptable
subject to compliance with all other policy guidance and having regard to all other
material considerations.

5.15

Impact on the Wandle Valley Regional Park:

5.16

In addition to the Metropolitan Open Land designation, the application site is
designated as Land to be Safeguarded for the Wandle Valley Regional Park. The
creation of the Wandle Valley Regional Park is a strategic objective of the London
Plan. In Policy 2.18, it is stated: “In areas of deficiency for regional and metropolitan
parks, opportunities for the creation of green infrastructure to meet this deficiency
should be identified and their implementation supported, such as in the Wandle Valley
Regional Park.”

5.17

In 2012, the Mayor gave further expression to this policy in the Green Infrastructure
and Open Environments: The All London Green Grid SPG. Figure 21 identifies the
application site as part of the Wandle Valley Green Grid and Paragraph 5.99 states:
“The Wandle Valley Regional Park initiative sets out a vision for the creation and
improvement of a linked network of open spaces along the river corridor. The park will
connect to town centres, transport hubs, communities and business areas, extending
out to connect to the open spaces in the surrounding area. This includes Mitcham
Common, a large area of grassland and woodland, which added to the proposed new
country park, would provide an extensive open space corridor to Beddington Park in
the south. The protection and restoration of the river corridor’s natural qualities will play
an important role in making a vital and vibrant piece of green infrastructure in this part
of London.”
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In addition, Policy 28 of the Sutton Local Pan states:
a The council will seek to retain the existing level of open space in the borough by:
(v) working with partners and stakeholders to support and promote measures to help
deliver the vision of the Wandle Valley Regional Park as a network of high quality,
accessible and interconnected open spaces based around the River Wandle.

5.19

Within the Environmental Statement (ES) the applicant has assessed the impact of the
construction and operation of the pipeline in relation to the Wandle Valley Park. In
respect to construction the ES states that “Given the construction corridor required to
install the proposed pipeline extension, there are likely to be temporary adverse effects
on the local landscape due to vegetation removal resulting in temporary adverse visual
effects (not significant) for the receptors during construction when the proposed
pipeline extension is laid. These effects are outlined within the Landscape chapter of
this ES Addendum.”

5.20

When the pipeline is laid and operating the ES states that “The operation of the
proposed pipeline extension will have no significant effects on the adjacent receptors.
The proposed pipeline extension will be below ground for most of its route and will
therefore have negligible effect of no significance on receptors.”

5.21

In addition mitigation in the form of a landscaping scheme has been submitted to repair
any loss of vegetation as a result of the construction of the pipeline.

5.22

As stated above in paragraph 5.13, it is considered that as the impact of the proposed
development would be relatively minor when considered in terms of the impacts on the
Wandle Valley Regional Park, providing that the mitigation measures proposed are
fully implemented there will be no long term detriment to the park. The Councils
Biodiversity Officer has raised no objection on this basis.

5.23

Environmental Impact Assessment:

5.24

It was agreed that in view of the relevant planning history and the submission of the
original EIA in 2012 under application ref: D2012/66220/FUL in relation to the ERF
development of the site, that a formal EIA scoping exercise was not required. It was
also agreed that the ES (Environmental Statement) addendum should identify any new
or varying significant environmental impacts during construction or operation resulting
from the addition of the extension of the approved pipeline as part of the ERF
development beyond the boundary of the Beddington Farmlands site in addition to
those already described in the main ES. This enables the impact of this proposal to be
considered on its own planning merits as well as a separate consideration of its
environmental impacts from the ERF permission, which is an expectation of the High
Court decision concerning the judicial review of the ERF decision handed down in
2015.

5.25

A review of desk based information was undertaken which confirmed that, except for
the ongoing development of the ERF and associated facilities that were fully accounted
for in the main ES, there have been no significant changes to the environmental
baseline since 2012. A review of the planning context was undertaken and it was
identified that provision of the pipeline and pipe bridge was a requirement to deliver
Policy DM6 (Climate Change Mitigation) of the Site Development Policies DPD now
superseded by Policy 31 of the Sutton Local Plan 2018. Updated policy, legislation and
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guidance since publication of the main ES was taken into account in the assessment
sections for each environmental topic. It was agreed that the scope of the ES
Addendum should focus on the following technical topics:
●
●
●
●
●
●
●
●
●
●
●

Natural Heritage
Water Environment
Landscape
Ground Conditions
Land Use
Socio-Economic and Health Impacts
Air Quality
Cultural Heritage
Noise
Transport and Traffic
Cumulative Environmental Impacts

5.26

Natural Heritage:

5.27

An extended Phase 1 habitat survey the pipeline extension was carried out in
September 2016 by Atkins’ ecologists. The survey area included the proposed working
corridor for the pipeline extension. The survey assessed the habitat types within the
survey area and checked for evidence of, or potential for, notable and protected
species.

5.28

The ES addendum identified no internationally or nationally statutory designated sites
within 2km of the pipeline extension. The section of the pipeline extension east of the
railway is within the following non-statutory designated site:
●

5.29

Beddington Farmlands Site of Metropolitan Importance (SMI) – designated for its
wetland habitats, bird and bat assemblages. This designated site has
Metropolitan value for nature conservation;

The adjacent ERF site, which includes the consented pipeline route, is also wholly
included within the Beddington Farmlands SMI. A further two non-statutory designated
sites are within 500 metres of the pipeline extension. These are:
●
●

Upper River Wandle SMI, 220 metres from the pipeline extension, is designated
as a chalk stream, with associated ponds and wet woodlands; and
Beddington Park and St Mary’s Churchyard SBI, 215 metres from the pipeline
extension, is designated for a lake and ponds, riverside habitats, secondary
woodland and wet grassland.

5.30

No new designated sites have been identified since the original ES was produced.

5.31

The extended Phase 1 habitat survey identified an area of dense scrub (bramble,
elder, and ivy), tall ruderal vegetation (nettles) and small trees along the section of the
pipeline extension east of the railway. There are also areas of scattered trees,
including sycamore and ash immediately to the north of the pipeline extension at this
location.

5.32

To the north of this section of the pipeline extension there is a footpath/walkway to
Hackbridge railway station and a small area of hardstanding adjacent to the railway
line. This area of hardstanding contains some young scrub and tall ruderal vegetation,
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including nettles, buddleia and some garden escapes, including iris and a young apple
tree sapling.
5.33

There is minimal vegetation along both sides of the rail track, with some small patches
of bramble and buddleia scrub and rough grass. On the western side of the railway is
bare ground, within the area of the demolished Felnex industrial estate. The adjacent
ERF site to the east of the pipeline extension route was surveyed for the original ES,
and includes the following notable habitats: standing water and marginal vegetation
and open mosaic and wasteland habitats, which are habitats of principal importance.
These habitats are not present within the pipeline extension route.

5.34

Notable and Protected Species:

5.35

The updated desk study identified new records of dunnock, goldcrest, little egret,
mistle thrush, starling and swift within 1km of the pipeline extension. All of these
species were recorded within the ERF Development Area during the 2011 bird
surveys. There is also anecdotal evidence of little ringed plovers displaying over the
recently cleared areas of open ground within the Felnex development site. Little ringed
plovers are listed under Schedule 1 of the Wildlife and Countryside Act (as amended)
and are protected against disturbance whilst breeding.

5.36

The updated desk top study also identified new records of Daubenton’s, noctule,
Leisler’s, soprano pipistrelle and common pipistrelle bats within 1km of the pipeline
extension. These species were also recorded within the ERF Development Area during
the 2011 bat surveys. The assemblage of bats that use the ERF Development Area is
highly likely to utilise the habitats within the eastern section of the pipeline extension
which is also suitable for foraging and commuting bats.

5.37

All trees which could potentially be affected by the pipeline extension route were
assessed for bat roosting potential during the update extended Phase 1 habitat survey
in September 2016 and June 2018. All trees assessed were considered to have
negligible potential to support roosting bats.

5.38

Surveys were commenced for the original ES for reptiles in 2011 and 2012 found no
evidence within the ERF application site. Nonetheless, suitable habitat is present
within the pipeline extension route for common reptile species, and there is anecdotal
evidence of a population of slow-worms being present within the railway corridor
adjacent to the pipeline extension. Slow-worms are a protected species and it is
considered that this population, if present, would have local value.

5.39

The original ES, identified a grouping of rare and scarce invertebrates. This grouping
was identified as having Metropolitan value for nature conservation. As similar habitat
is present within the eastern section of the pipeline extension as within the ERF
Development Area, then it is considered likely that this grouping could be found within
habitat as well as the ERF site.

5.40

In the original ES, three trees were surveyed that were considered to have bat roost
potential, however no evidence of any bat roosts was recorded and as such, the
potential for roosting bats within the ERF site was ruled out. The trees within the study
area were considered to have negligible potential for roosting bats. Therefore it is
considered that there would be no impact on potential roosting bats as a consequence
of the proposed application.
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5.41

The ES addendum considers that the proposal would have no impact on great crested
newts and the updated extended Phase 1 habitat survey, of other notable or protected
species that were identified in the survey methodology.

5.42

Construction Impacts:

5.43

The application proposes the temporary removal a section of dense scrub and tall
ruderal vegetation approximately 45m in length and up to 10m in width for the working
corridor of the pipeline extension section east of the railway; this is located along the
outer edge of Beddington Farmland SMI. The pipeline extension will therefore require
the temporary loss of 0.05 ha of habitat from the SMI, which is 0.03% of the total area
of the SMI.

5.44

The accumulative total permanent or temporary loss of habitat due to the ERF
development and the proposed pipeline extension from Beddington Farmland SMI is
6.32 ha, or 3.4% of the total area of the SMI. The ES addendum states that the
proposed pipeline extension will result in no additional permanent loss of habitat from
the SMI and habitat cleared for the working corridor will be reinstated and replanted.
This is a reduction of 0.02 ha of the SMI which would be affected by the pipeline
installation.

5.45

The ES addendum continues to state that the assessment of the significance of effects
on the SMI as given in the original ES is considered to still stand in relation to the
cumulative effects on ecological features of the consented pipeline and the proposed
pipeline extension.

5.46

Habitats:

5.47

The ES addendum advises that all vegetation within the working corridor will be
temporarily cleared for the installation of the pipeline. The pipeline will avoid all trees
with a greater than 25 cm diameter trunk at chest height. Therefore, the proposed
pipeline extension will result in the temporary loss of approximately 0.05 ha of dense
scrub, tall ruderal habitat, and small trees.

5.48

Owing to scrub and tall ruderal habitat being present throughout the consented
pipeline route, this additional temporary loss of 0.05 ha is considered to be negligible.
The original ES concluded that there was a probable significant negative effect at a
local level on habitats due to the ERF development area and the consented pipeline.
The assessment of significance of effects on habitats as given in the main ES is
considered to hold true in relation to the cumulative effects on ecological features of
the consented pipeline and the proposed pipeline extension.

5.49

In addition the proposed route of the pipeline when compared to the consented
scheme ref: C2017/76396 would result a reduced Biodiversity impact, and would result
in the loss of only 1 tree rather than the 27 trees as previously consented. The one
tree which would be lost is considered to be of low retention value.

5.50

Disturbance due to Human Activity, Noise and Light:

5.51

The ES addendum states that it is predicted there will not be any disturbance to
breeding or wintering bird populations beyond that associated with the consented
pipeline. Some works associated with the proposal are likely to be carried out
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overnight when the pipeline is installed below the pedestrian path linking London
Road/Wandle Road with Hackbridge station.
5.52

It is anticipated that this work will be short-term, up to four nights and will use
directional lighting to avoid unnecessary light spillage. Therefore, it is considered that
lighting during construction of the proposed pipeline extension will not cause any
significant disturbance. One of the options for installing the pipeline requires the use of
piling to install the abutment foundations required to support the pipeline crossing over
the railway track. The process of the pipeline installation is estimated to take
approximately 4 to 6 weeks and any piling would be short-term, taking a few hours to
complete. It was noted that the gantry over the railway line was installed under the
previously approved scheme ref: 17/76396, and as such any piling works have been
completed and would not contribute further to disturbance of any protected species.

5.53

Dust and Water Flow:

5.54

The ES addendum considers that the proposal will not significantly increase the levels
of dust being produced, and therefore the cumulative effect of the consented pipeline
and the proposed pipeline extension will not be significant.

5.55

The ES addendum considers that the cumulative effects of the ERF Development and
the pipeline extension are negligible, and therefore there will be no significant effects
on water flow and quality.

5.56

It is considered that the proposal would not significantly alter the effects on ecological
features identified in the original ES and would not significantly affect the conservation
objectives of Beddington Farm SMI, nor any of the key ecological features identified
within the original ES.

5.57

The ES addendum identifies that there may be some negligible disturbance during the
installation of the pipeline; however, it is considered that this will be small scale and
short term. All habitats lost will be replanted, and there will be no significant residual
adverse effects as a result of the proposed pipeline extension and/or the consented
pipeline.

5.58

As such, no concern is raised to this proposed development in terms of its potential
impact on natural heritage.

5.59

Water Environment:

5.60

There are four main waterbodies within the Viridor application boundary. These
include; the River Wandle, the Oily Ditch (and associated lakes and reed beds), the
MEC (the Main Effluent Channel from Beddington Sewage Treatment Works) and
number of smaller non-main river drainage channels.

5.61

The proposed pipeline extension begins at the south west boundary of the Viridor site
and is approximately 75m from the southern lake reed beds, which forms part of the
Oily Ditch. Between this lake and the pipeline extension, there is another non-main
river drainage channel which flows in a northerly direction along the western boundary
of the site.

5.62

The beginning of the pipeline extension is approximately 30 metres from the drainage
channel and is over 900 metres away from the closest point of the River Wandle and
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MEC within the Viridor site boundary. The site and pipeline extension route are located
over 45 km from the sea (Thames Estuary) and are considered not to be at risk of tidal
flooding. The baseline for the original ES describes the location for the main ERF
works as being a site with no formal drainage, draining naturally to the northern drain.
Since 2012, the formal drainage scheme proposed as part of the ERF scheme has
been constructed on site and has been designed to replicate natural drainage process
and limits runoff to greenfield run-off rates.
5.63

The ES addendum states that there is no change to the four foul water rising mains
that cross the Viridor site and these do not interact with surface water or groundwater.
The proposal will run parallel to one of the foul water mains. In addition, the proposed
route for the pipe extension in the Felnex development site may need to cross a 229
mm diameter pipe that runs adjacent to the railway line. Within the Felnex
development site the pipeline extension will run parallel to the Thames Water 229 mm
diameter pipe.

5.64

Flood Risk:

5.65

The flood maps in the updated 2015 Strategic Flood Risk Assessment (SFRA) have
been used as the baseline for assessing the impacts of the proposed pipe extension
on flood risk as part of the ES addendum. A comparison with the previous flood risk
baseline has also been undertaken to determine whether the updates result in any
significant changes to the potential effects identified in the original ES.

5.66

The ES addendum showed a comparison of the SFRA fluvial flood map with the flood
map within the original ES, which shows a small reduction in the flood extents within
and adjacent to the Viridor site. The extent of Flood Zone 3 (high probability), is
reduced around the northern lake and the extent of Flood Zone 2 (medium probability),
which previously covered the area of land between the Viridor site (south west corner),
the railway and London Road is no longer forecast. As such, it is considered that the
proposal is not located within Flood Zone 2 and is classified as Flood Zone 1 (low
probability).

5.67

The updated flood maps show the majority of the Felnex development site to be
located within Flood Zone 2. However, the proposed route for the pipeline extension is
outside this extent. Based on the updated flood maps, the entire route for the
proposed pipeline extension can therefore be classified as Flood Zone 1 and not at risk
of fluvial flooding.

5.68

The SFRA contains updated maps for surface water flooding, these maps are not
directly comparable to the ones used in the original ES, and the risk of surface water
flooding is presented using a different approach. The surface water flood maps
(SWFMs) used in the original ES presented the depth of flooding predicted during a 1
in 30 and 1 in 200 annual probability event, whereas the updated SWFMs (SFRA
2015) present the risk of flooding in four bands; high, medium, low and very low.

5.69

The most noteworthy change is the estimate of surface water flood risk at the start of
the pipeline extension, next to the Viridor site boundary. Previous estimates indicated
depths of flooding between 0.1m and 0.3m during a 1 in 200 (0.5%) annual probability
event. This area of risk has reduced and the route of the pipeline is now outside of a
Low Risk area (1 in 100 – 1 in 1,000 annual probability) and classified as having a
Very Low Risk (> 1 in 1,000 annual probability). The route of the proposed pipeline in
the Felnex development site is also classified as Very Low Risk.
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5.70

The assessment of groundwater flooding in both the original ES and the updated
SFRA (2015) is based on the British Geological Survey Susceptibility to Groundwater
Flooding Maps. An evaluation showed that there is no change in the level of risk
predicted for both the ERF and the route for the proposed pipeline. In both locations
there is the potential for groundwater flooding to occur at the surface and the original
ES indicates a strike level of approximately 3.0m below the ground level.

5.71

There is no update to the reservoir flooding maps in the updated SFRA (2015) and as
such, the ES addendum considers that the risk remains the same as described in the
original ES.

5.72

Construction Impacts:

5.73

The construction of the pipeline extension is considered likely to cause small but
limited impact on the overland surface water flow paths. The risk of flooding during
construction is considered low and the works are unlikely to exacerbate flooding
elsewhere.

5.74

The high groundwater levels across the application site mean that there is potential
risk of groundwater flooding to the pipeline trenches. As these excavations are
shallow in depth it is considered that the groundwater flow within them will be
minimum.

5.75

As such, it is considered that the construction of the proposed pipeline, it would have a
negligible adverse effect on the surface water hydrology and flood risk of the non-main
river drainage ditches and localised surface water flow paths.

5.76

Operational Impacts:

5.77

The proposal would be laid in trenches approximately 1.2 metres deep. The pipes will
be bedded in sand with the remainder of the trench being backfilled with imported or
excavated stone-free material and the top layer will reinstate the existing ground level.

5.78

With regard to the pipeline extension, the extension to the potential groundwater flow
path will be small and will be intercepted by the break in pipeline route where the pipes
are elevated above ground on the gantry adjacent to the London Road bridge.

5.79

Condition 31 of the ERF required details to be submitted to the Local Planning
Authority to provide a scheme detailing flood risk management measure, drainage
strategy and SUDs techniques. This condition has been approved and as such, will
require groundwater monitoring and investigations to be ongoing.

5.80

As such, it is considered that the proposed pipe line and pipe bridge would not alter the
significance of effects on the water environment and no cumulative effects are likely to
occur. The Councils Lead Local Flood Risk Officer has raised no concern. As such, no
objection is raised on these grounds.

5.81

Landscape:

5.82

The landscape through which the pipeline will pass contributes to a green corridor
running adjacent to the railway line. It is predominantly mixed scrub with some trees,
with the landscape being predominantly flat with no significant high points.
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5.83

To the east of the construction path is a footpath and the ERF site. The landscape
area is viewed by those using the step free access to the southbound platform of the
railway station, those on the footpath that connects Beddington Park in the south with
Hundred Acre Bridge in the north and those passing by on the train.

5.84

The proposed pipeline would be largely below ground and visibility of the pipeline will
be limited to the above ground crossing of the railway line. The proposal will require
the removal of an area of vegetation approximately 0.05 ha in area. The landscape
area that the proposed pipeline would pass through forms part of a Green Corridor and
Metropolitan Open Land. The vegetation mainly comprises of self-sown trees and
vegetation.

5.85

The ES addendum considers that during construction there will be minimal adverse
effects on both landscape and visual amenity which are considered not to be
significant and there would not be any lasting permanent effects during operations
from the pipeline extension.

5.86

As such, it is considered that the potential impacts of the pipeline extension in relation
to landscape and visual effects, is therefore considered to be negligible and no
objection is raised on these grounds. A condition is included for details to be submitted
for replacement planting to be submitted to the Local Planning Authority.

5.87

Ground Conditions:

5.88

The original 2012 ES identified that there are no significant cumulative effects
expected from land or groundwater contamination predicted from the proposed ERF.
Therefore, in agreement with the Local Planning Authority ground conditions have
been scoped out of the ES addendum, providing that all construction and operational
activities on site are undertaken in accordance with the relevant management plans,
policies and regulatory guidance.

5.89

Contamination is not expected to present a risk to construction staff or site workers at
the proposed waste facility provided standard health and safety practices are followed.

5.90

As such, no concern is raised to this planning application in regards to ground
conditions.

5.91

Land Use:

5.92

An assessment of the predicted impact was undertaken in reverence of each of the
receptors identified as part of the ES addendum. The assessment indicated that the
impact would mainly be low with low to medium impact to Wandle Valley Regional
Park and the Felnex Development.

5.93

The ES addendum confirms that during the construction of the pipeline there is
expected to be a change in amenity for non-motorised users (NMU) particularly at
footpaths that are located close to the construction works. A temporary closure of the
footway between London Road and Hackbridge Station will be required for a short
period of time. This closure is likely to result in minor adverse effects on NMU users.

5.94

It is considered that the proposed pipeline being small in scale and the nature of the
works are considered minor when compared to those of the ERF development as a
whole. In addition, the proposed pipeline will not prohibit any other local developments.
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As such, it is considered that the proposal would have minimal impact on land use and
as assessed in relation to the wider ERF development, it is considered to result in
some beneficial effects in terms of land use. As such, no objection is raised in relation
to land use.
5.95

Socio-Economic and Health Impacts:

5.96

The ES addendum assessed the four issues which formed the basis of the original ES:
●
●
●
●

local amenity;
health;
employment; and
the local economy.

5.97

The original ES considered impacts on skills and training. The pipeline extension is
considered not to have any additional effects on skills and training and therefore has
not been considered further. Additionally, the ES addendum also considers wider
issues, in relation to existing and future residential uses (including future residents of
the Felnex development), the provision of near zero carbon heat to the Felnex
development and the provision of heat at a low price for future occupants.

5.98

The ES addendum has stated that the existing workforce currently utilised for the ERF
and consented pipeline will be used for the proposed pipeline extension. The
construction of the consented pipeline and proposed pipeline extension would possibly
contribute to some additional employment.

5.99

The control of the railway required to undertake the proposed pipeline extension will
take place at night and therefore would not impact on train schedules as works are
proposed to take place during ‘Rule of Route’ hours and will not have any effect on the
general public. It is therefore considered that the socio-economic and health effects of
travel disruption arising from the proposed pipeline extension during construction are
negligible.

5.100

The pipeline proposes to facilitate the provision of low carbon heat energy to residents
and business users on the approved Felnex development. This would support local,
regional and national targets regarding decentralised energy systems and reduction in
carbon emissions.

5.101

The ES addendum concludes that there would not be any adverse socio-economic
impacts associated with the construction phase of the project. There is likely to be a
small positive employment effect associated with the additional construction work to
the main ERF project and any potential impacts on travel and leisure facilities is
considered to be minimal.

5.102

Overall, it is considered that the impact of the proposal would provide a small positive
economic benefit associated with additional construction employment. As such, no
objections are raised in regards to Socio-Economics and Health Impacts.

5.103

Air Quality:

5.104

The ES addendum assessment concentrated on the air quality impacts during the
construction of the pipeline only. It has considered that the operational effects are not
considered relevant as air quality effects resulting from operational vehicle movements
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(delivery of waste and removal of ash) and flue gasses emitted from the operational
ERF will not change as a result of the pipeline extension.
5.105

The original ES acknowledged that all local authorities are required by Part IV of the
Environment Act 1995 to review air quality and to assess both present and likely future
air quality against objectives set out in the government’s national air quality strategy
(AQS). Should a Local Authority discover that more than one of the AQS objectives
could be breached; an Air Quality Management Area (AQMA) must be designated and
developed an Action Plan to alleviate pollution levels.

5.106

In June 2013, after the original 2012 ES was produced, the Local Authority declared a
borough-wide AQMA for annual and hourly mean nitrogen dioxide (NO2) and annual
and 24-hour mean PM10 33. As established in the original ES, the London Borough of
Sutton and the London Borough of Croydon have automatic monitoring of ambient air
pollutant concentrations at a number of locations within 5 km of the ERF.

5.107

The ES addendum considered that the Beddington Lane North and Beddington Lane
monitoring sites are considered to be the most representative of local air quality within
and around the proposal as they are in relatively close proximity and are described as
industrial monitoring sites.

5.108

The results of the monitoring sites indicate that monitored NO2 and PM10
concentrations at these sites were well within relevant AQS objectives in 2015 and that
there has been a decrease in NO2 concentrations at these within recent years.

5.109

No monitoring results from passive NO2 diffusion tube sites were reported within the
original ES due to the lack of sites sufficiently close to the proposed development site
at the time of writing. However, since the publication of the original ES, the Local
Authority have installed a number of new diffusion tube sites, four of which are within
500 metres of the proposed pipeline extension, at which monitoring commenced in
2013.

5.110

The data supports the finding that annual mean NO2 concentrations in the area are
largely decreasing and are currently within the AQS objectives. Although the
monitoring results present an improvement for NO2 in the area since the original ES,
no clear downward trend can be seen in the continuous monitoring data for PM10.
Instead, annual mean PM10 concentrations appear to have remained relatively stable
at the sites that measure PM10, in those years for which data is available between
2009 and 2015. Monitored PM10 concentrations at both Beddington Lane sites are
however currently well within the relevant AQS objectives for PM10.

5.111

Construction Dust Impacts:

5.112

The ES addendum considered that it was not necessary to repeat the dust assessment
for the whole ERF site, an assessment of the potential construction dust effects
associated with the proposed pipeline extension was required as the pipeline extends
south west beyond the ERF site boundary previously considered, close to a residential
area.

5.113

The assessment did not include demolition within the assessment as the proposal
does not propose any demolition. Track out of dust was also not considered as part of
the assessment, as this generally applies to vehicles moving on unpaved roads, which
then move out onto public highway.
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5.114

The proposal does not foresee any construction vehicles to travel over made ground.
The proposal works will involve earthwork and construction activities, as such; the
assessment has focused on the potential risk of dust effects occurring during these
activities.

5.115

The proposed construction activities for the proposal in the areas to the east and to the
west of London Road will consist of site preparation works, excavations / shallow
trenching, pipe laying, backfilling and compaction. At the existing road overpass, work
activities will consist of preliminary works and installation of framework structure and
pipeline.

5.116

The sensitivity of the surrounding area to dust and soiling impacts on people and
property has been classified as ‘medium’ as it is estimated to be approximately 20
highly sensitive human receptors within 50 metres of the construction site boundary.
The sensitivity of the area to human health impacts is classed as ‘low’. The sensitivity
of the area to ecological effects is classed as ‘negligible’, as there are no designated
ecological sites within 50 metres of the proposed works.

5.117

The potential for dust emissions for earthworks and construction are classified as
being ‘small’. The sensitivity of the surrounding area in relation to dust soiling is
classified as ‘medium’. The assessment also identifies the risk of dust impacts in
relation to human health and ecological receptors is being classified as ‘negligible’ for
both earthworks and construction activities, as the sensitivity of the surrounding area is
classified as ‘low’ and ‘negligible’ respectively.

5.118

The ES addendum concludes that there may be a temporary increase in local air
pollutant concentrations within the locale of the pipeline, due to exhaust emissions
from plant used. Typical plant could include excavators of various sizes for cutting and
filling operations, bulldozers, pavers and rollers. The emissions generated by such
plant are considered to be minimal in comparison to the emissions generated by traffic
on the roads within the area, to result in a significant effect.

5.119

The Council’s Environmental Health Service have not raised objection to the proposal,
subject to a condition requiring the non-road mobile machinery to meet minimum the
Stage IIIB emission criteria of Directive 97/68/EC.

5.120

Cultural Heritage:

5.121

The proposed pipeline would run from the ERF to an energy centre within the
proposed Felnex development. The pipeline would be approximately 1.2 metres deep
and run along the outer edge of the Beddington industrial site, across Hackbridge
railway station platform, beneath London Road and across the rail lines and then into
the Felnex development site.

5.122

The main assets which were previously been identified in archaeological works within
the vicinity of the pipeline, both within the ERF and further west, include isolated
prehistoric and Medieval findspots, limited Bronze Age and Neolithic features and the
remains of a Medieval building. As such, it is considered that it is likely that the
proposed route of the pipeline could contain archaeological remains from a range of
periods. However, the proposed route runs across land which has been subject to
varying degrees of disturbance (historic and modern) including edge of a landfill site,
railway construction, road construction and a well-established light industrial complex.
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5.123

The ES addendum considers that these past activities are extremely likely to have
truncated or removed archaeological remains in many locations along the proposed
route. Subsequently, the intensity and quality of archaeological remains within the
narrow pipeline corridor is unlikely to be significant; although remains may be present.

5.124

The majority of the proposal would be below ground, with the exception of where the
pipeline crosses the railway bridge. Once in operation, the below ground elements of
the pipeline are considered not to have any impact on the setting of any designated
assets nor will they physically affect any archaeological remains. The gantry over the
railway is situated 400 metres from the Beddington Park Conservation Area and 300
metres from the grade II listed buildings, which have been identified as being the Old
Red Lion Inn and Hackbridge Green. The gantry would be screened from these
designated assets by the Felnex development and as such, it is considered that the
proposal would not affect their settings.

5.125

As such, it is considered that the proposal would not cause significant impact to
cultural heritage, subject to a condition for a stage 1 written scheme of investigation to
be submitted to the Local Planning Authority, prior to commencement of works.

5.126

Noise:

5.127

A noise assessment was undertaken in July 2012 in support of the original ES. A
baseline monitoring study was undertaken to acquire ambient background noise levels
in the area surrounding the development site between August 2011 and March 2012. A
combination of attended short-term weekday daytime and night time measurements
and long-term weekday and weekend unattended measurements were undertaken.

5.128

Impacts were anticipated during the construction phase to be low, specifically those
required for the construction of the pipeline. A condition was recommended on the
ERF development (condition 22) which stated that prior to the commencement date, a
Construction Environmental Management Plan (CEMP) shall be submitted to and
approved by the Local Planning Authority. The CEMP required details about
environmental control procedures during construction. Details were submitted to and
approved by the Local Planning Authority in respect of this condition.

5.129

The proposed route of the pipeline would run adjacent to Hackbridge railway station
and residential properties along London Road and Wandle Road. To the north of the
railway station are mixed use areas which include residential properties along London
Road and Hackbridge Road as well as the Hackbridge Primary School. To the west of
the Felnex development site there is a commercial/industrial district with residential
dwellings to the rear.

5.130

Construction Noise Assessment:

5.131

The ES addendum in considering the potential significant effect of construction noise,
of particular importance will be the exact nature of the activities, plant and equipment
types, distance between receivers and activities, operating periods and the hours of
work.

5.132

The majority of the construction activities are proposed to be undertaken during
daytime periods. Nevertheless, works requiring railway possession will be required and
would consist of the installation of metal structures at the existing road overpass.

Agenda Item 6

Page 56

These would be undertaken in compliance with the ‘rules of route’ for rail possessions
which are between 01:00-04:30 during weekdays and between 01:00-07:00 during
weekends.
5.133

The ES addendum states that the construction activities for the development in the
areas to the east and to the west of London Road are likely to consist of site
preparation works, excavations/shallow trenching, pipe laying, backfilling and
compaction. At the road overpass work activities will consist of site preparation works,
shallow foundation and installation of a partially prefabricated framework structure and
pipeline.

5.134

It is also anticipated that daytime activities will be undertaken only on weekdays. The
proposal would require between 2 and 4 nights of rail possession and night-time
works. These evening and night-time activities are estimated to occur only during
weekends, when longer rail possession timeframes are available. Additionally, it is
presumed that noisy preparation activities for night-time work (such as delivery of
material and equipment, bridge closure, crane positioning) will be undertaken between
19:00-23:00 so far as practicable rather than during night-time hours.

5.135

Site preparation would include a number of different sub-activities in areas to the east
and to the west of London Road. To the east, vegetation removal and soil excavation
and to the west works within existing hardstanding will be required. These will require
use of different plants with different noise emissions. However, the cumulative effects
of noise emissions from either areas are considered to be comparable due to different
separation distances and the presence of screening elements along the propagation
path, noise emissions from only one of the two construction areas will be dominant at
each receptor. Only noise contributions from the construction area each receptor is
more exposed to were considered as they are representative of worst conditions.

5.136

During daytime and evening periods, the assessment shows that there is a suggestion
of a significant noise effect at the nearest properties when site preparation, pipe laying
and backfilling activities are undertaken. During night-time periods, a significant noise
effect is indicated at all receptors, with lower magnitude (only 1-3 dB) due to the larger
separation distance to the construction site.

5.137

The ES addendum considers that when a significant noise effect is indicated, other
factors should also be taken into account to determine if there is a significant adverse
effect. The construction activities associated with the proposed pipeline extension will
be short-term and temporary and it is expected that night-time works will be
undertaken over approximately 2-4 nights.

5.138

Significant noise impacts are predicted during daytime and evening periods at the
nearest, most exposed receptors (Wandle Lodge) to the construction works. During
night-time periods significant noise effect was predicted for a number of residential
receptors surrounding the site.

5.139

However, due to the short-term nature of the construction activities and the limited
number of receptors in the study area, it is concluded that construction works can be
managed with the adoption of recommended management and mitigation measures to
result in residual noise effects which are not significant.

5.140

The type of activities expected would suggest that the number of construction vehicle
movements would not be of a sufficiently high level to result in significant noise and

Page 57

Agenda Item 6

vibration impacts on the wider road network during daytime periods. As a
consequence, it is anticipated that the resulting changes in road traffic noise will be
negligible (less than 1 dB(A)).
5.141

During night-time periods lower traffic flows are anticipated on the local road network in
normal conditions, and construction vehicles are likely to have comparatively higher
impacts. However, the proposal considered that there would only be between 2 and 4
nights of construction activities expected. The ES found that significant noise impacts
are predicted during daytime and evening periods at the nearest, most exposed
receptors to the construction works. During night-time periods significant noise effect
was predicted for a number of residential receptors surrounding the site.

5.142

However, due to the short-term nature of the construction activities, the fact that the
gantry over the railway track has been installed and the limited number of receptors in
the study area, it is concluded that construction works will be managed with the
adoption of Best Practicable Means to result in residual noise effects which are not
significant.

5.143

As such, it is considered that the proposal would have negligible noise impacts to the
surrounding properties.

5.144

The Council’s Environmental Health Service have not raised objection to the proposal.

5.145

Transport and Traffic:

5.146

The original ES assessed the traffic and transport impacts associated with the
construction and operation of the new energy facility. As the proposed extension will
have no effect on traffic once works are completed, operational effects have been
scoped out of this Addendum. This assessment has been specifically undertaken to
examine the construction impacts of the 300m pipeline extension as well as cumulative
effects with the approved pipeline.

5.147

The application considered that there will be no additional construction vehicles
associated with the proposal, as the construction works will use vehicles already being
used for the consented pipeline and associated development. It is anticipated that
construction will take four to six weeks and will be completed within the original 35
month construction period set out for the wider ERF development. As a result the main
focus of the addendum has focused on the pedestrian path that runs parallel to London
Road between the London Road/Wandle Road junction and Hackbridge Station and
the potential temporary closure of London Road, which is dependent on access not
being available via the Felnex development site.

5.148

Access arrangements for construction vehicles for the pipeline extension will remain as
they are for the construction of the wider ERF site and it is estimated that no additional
construction vehicles will be required. However with London Road and the rail tracks,
may require some construction vehicles to access the site from the Felnex
development site which, in turn, is accessed from Hackbridge Road.

5.149

The ES addendum advises that the proposal will not result in an increase in the level of
construction related traffic associated with the wider ERF development as assessed in
the original ES, but will instead increase the duration of construction of the pipeline by
around four to six weeks. However, given the 35 month programme of the wider ERF
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scheme, it is expected that the time to build the pipeline will be absorbed into the
overall ERF construction period.
5.150

The two potential main impacts of construction are considered to be the closure of the
footpath linking London Road with Hackbridge railway station, and the night time
closure of London Road.

5.151

The original 2012 ES stated that the trip generation during construction was
determined using information supplied by the contractors regarding the average HGV
loads and staff by work day for each month during the 35 month construction period.

5.152

In the original ES, HGV loads were expected to peak at 46 per day in month 12 of
construction. Approximately 340 staff were expected to be on site at the peak of works.
It is expected that 50% of these would drive, with the remainder using public transport.
The construction of the pipeline extension is considered to increase the level of
construction vehicle activity and as a result there will be no intensification of use of the
site access onto Beddington Lane. However, some construction vehicles will need to
access the pipeline site from the Felnex development site via Hackbridge Road.

5.153

The extension to the pipeline will pass beneath London Road, before being
constructed adjacent to the road bridge which passes over the railway tracks. Whilst
the pipeline is constructed adjacent to the road bridge, it will be necessary to close
London Road. This element of work is anticipated to occur at night and anticipated to
last for approximately 2 to 4 nights. During this time drivers will need to find alternative
routes.

5.154

The route of the pipeline will run adjacent to the pedestrian path which links London
Road/Wandle Road with Hackbridge Station. The application proposes that this path
will remain open during the construction works except for a short closure where the
pipeline passes below the footpath (at the Wandle Road end). At this point it will be
essential to close the pedestrian path for 2 to 4 nights and therefore, pedestrians
travelling north will need to find an alternative route to the station.

5.155

The applicant advises that the shortest alternative route is to follow the pavement
alongside London Road as it passes over the tracks and then to turn down the station
approach road just to the north of the station. This will take approximately four minutes
from the point where the footway meets London Road. If the footpath were to be used,
the route would take around two minutes therefore, a delay of two minutes would be
expected which is not considered to be significant.

5.156

The application has been assessed by the highways team who raise no objection
subject to conditions requiring the submission of a Construction Management Plan
(CMP) and the reinstatement of the Public Right of Way (PRoW). However, it should
be noted that this current application does not impact on a Public Right of Way as the
application site is to the east of the PRoW. As such, it is considered that only the CMP
condition should be imposed. An informative will also request that the applicant
contacts the Highways team at Sutton and LoBEG (TfL’s London Bridge Engineering
Group) regarding its London Road Bridge Inspection regime. As such, it is considered
that the proposal would have negligible traffic impacts to the surrounding road
networks.

5.157

Cumulative Environmental Impacts
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5.158

The ES Addendum assessment has considered cumulative effects from the pipeline
extension combined with the consented pipeline and the entire ERF and it is concluded
that there will be no significant cumulative effects. Any potential cumulative effects that
may arise will be negligible, temporary and very short term in timescale. The
consideration of cumulative effects has confirmed that the proposed pipeline extension
will not change the significance of effects identified within the original ES.

5.159

Summary:

5.160

The application is for the installation of pipeline including the construction of a pipe
bridge to connect between either an approved energy recovery facility or gas engines
for a temporary period and a housing development to deliver the provision of low
carbon district heating.

5.161

In terms of natural heritage, water environment, landscape, ground conditions, land
use, socio-economic and health impacts, air quality, cultural heritage, noise and
transport and traffic, the application has demonstrated by way of an Environmental
Statement addendum that the proposal would have a negligible impact.

5.162

The proposal is considered to be in accordance with the NPPF, the London Plan 2016
and the Councils Local Plan. As such the environmental impacts of the development
are considered acceptable as discussed above and further below.

5.163

Design Quality:

5.164

The National Planning Policy Framework (NPPF) states at paragraph 64 that
“Permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the way it
functions.” Policy 28 of the Sutton Local Plan and SPD14 ‘Urban Design’ requires
development to respect or reinforce the character and identity of the area and avoid
developments which do not integrate well into the surroundings.

5.165

The proposal includes the installation of pipelines and a pipe bridge. The pipe bridge is
positioned adjacent to the existing road bridge which crosses the railway line.

5.166

The pipe bridge is constructed in a zinc galvanised steel framework. Whilst the pipe
bridge appears visually different to that of the road bridge, it is considered that the
steel pipe bridge does not detract from the existing railway line and road bridge and
would have a functional appearance similar to structures that may ordinarily be found
on or adjacent to operational railway land.

5.167

It is considered that the proposed pipeline and pipe bridge is not considered to have a
detrimental impact on the character and appearance of the surrounding area. As such,
it is considered that the proposal complies with Policy 28 of the Sutton Local Plan and
is considered acceptable in design terms.

5.168

Impact on Neighbours:

5.169

Policy 29 of the Sutton Local Plan states that the Council will not grant planning
permission for any development that adversely affects the amenities of future
occupiers or those currently occupying adjoining or nearby properties or has an
unacceptable impact on the surrounding area.
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The closest residential properties to the application site would be 1-6 Wandle Lodge
and the Felnex development which is currently under construction and the proximity of
the proposal to the road bridge were assessed as being acceptable. The majority of
the pipe line would be located underground. The proposed pipeline would reach above
ground level at the railway track and would be contained within the gantry as
discussed in paragraph 2.6 above. The gantry is located along the northern elevation
of the railway bridge.

5.171

Whilst the pipeline may be visible from the upper rear windows of Wandle Lodge and
potentially from the rear gardens of some residents Wandle Road, the pipeline and
gantry would be viewed against the existing railway bridge and will not result in an
unacceptable impact on the light or outlook to the nearest residential properties.

5.172

As referred to in paragraph to in paragraphs 5.138 – 5.139, the proposal may result in
some additional noise and disturbance to adjoining residential properties during
construction. However the gantry has been installed and the due to the temporary
nature of the works, it is considered that the proposal would not result in significant
noise and disturbance over a prolonged period of time.

5.173

As such, it is considered that the proposal would not have an unacceptable impact on
adjoining residents in terms of light, outlook, noise and disturbance.

5.174

Sustainability:

5.175

Policy 31 relates to climate change mitigation and part b) of the policy requires that
proposed developments are designed to connect to a DEN particularly in Hackbridge.

5.176

As discussed above in paragraph 2.3 the proposal will provide pipelines from the ERF
development to the Felnex development to provide hot water and heating. The
applicant has confirmed that the “Energy Statement for the Felnex development (April
2016), prepared by Silver for the purpose of clearing Conditions (22), (23) and (25)
attached to the original permission for the site (Ref: C2014/68760/OUT), provides a
comparative assessment of the following 2 options for the supply of low heat to the
Felnex development:
●

●

Option 1 'Heat Supply DEN' - external supply of low carbon heat to the site from
the ERF and Landfill Gas Engines proposed waste heat network (i.e. SDEN
phase 1).
Option 2 'Heat Supply DEN (CHP)' - supply of low carbon heat from a CHP plant
located on-site and through a site wide decentralised energy (DE) network.

5.177

The outcome of the assessment shows that connecting Felnex to the waste heat
network (Option 1) has significantly more potential than the on-site CHP option (Option
2) to reduce overall CO2 emissions from the site and therefore for delivering the
Council's One Planet Vision and planning policy objectives for the Hackbridge
Neighbourhood.

5.178

Based on detailed SAP and SBEM outputs included as part of the Energy Statement, a
connection to the proposed waste heat network (Option 1) could deliver a 63.4%
reduction in regulated CO2 emissions compared to the minimum requirements of Part
L of the 2013 Building Regulations, equivalent to an overall saving of 687.1 tonnes of
CO2 per annum. This total saving consists of an estimated 49.6 tonnes from built
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energy efficiency measures alone with the remaining 637.6 tonnes achieved through
connection to the waste heat network.
5.179

By contrast, the CHP option (Option 2) would deliver only a 36.2% reduction in
regulated CO2 emissions - equivalent to a much lower saving of 392.4 tonnes of CO2
per annum. This saving consists of an estimated 49.6 tonnes from built energy
efficiency measures alone (as with Option 1) with the remaining 342.8 tonnes achieved
from sourcing low carbon heat from the CHP plant located on-site. The CHP Option
would therefore give rise to an additional 294.8 tonnes of CO2 emissions per annum
compared to connecting Felnex to the waste heat network.”

5.180

As confirmed by the applicant, the proposal would provide a significant environmental
benefit by providing a DEN. DEN’s are encouraged by Development Plan documents
and, as discussed above, such benefits are considered to be Very Special
Circumstances in support of the proposal.

5.181

The Councils Sustainability Officer raises no objection to the proposed development
given that it would enable the completion of a decentralised energy network as
required in accordance with Policy 31 of the Sutton Local Plan.

5.182

Trees and Landscaping:

5.183

Policy 28 of the Sutton Local Plan states that development shall make suitable
provision for high quality hard and soft landscape treatments around buildings.
Landscape proposals will need to ensure that new development is integrated and
positively contributes to or enhances the streetscene. Policy 26 of the Sutton Local
Plan seeks to create, conserve or enhance biodiversity and improve access to nature
by sustaining and, where possible improving the quality and extent of natural habitat
enhancing biodiversity in green spaces and among developments.

5.184

The application would require the removal of an area of vegetation of approximately
0.05 ha for a temporary period during the course of construction of the pipe. This is
currently mixed scrub. However, a landscaping scheme has been submitted and
assessed by the Council’s Principal Tree Officer and Biodiversity Officer. A planning
condition has been recommended securing the proposed replacement landscaping
scheme after the completion of the development.

5.185

Planning Obligations:

5.186

Community Infrastructure Levy

5.187

Given the footprint of the proposal the Mayor of London’s and the Councils CIL are not
payable in this instance

6.0

CONCLUSION AND RECOMMENDATION

6.1

The proposal is considered to be in accordance with the National Planning Policy
Framework, the London Plan 2016 Policy 5.2 and 5.6 and the Councils Local Plan as
the proposal would enabling the delivery of the necessary infrastructure to deliver heat
in accordance with Policy 31 of the Sutton Local Plan which relates to Carbon and
Energy and more specifically the development of Decentralised Energy Networks
particularly in Hackbridge.
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The proposal, partly located within Metropolitan Open Land (MOL), is considered to
comprise inappropriate development as defined by the National Planning Policy
Framework (NPPF). Whilst the proposal would result in harm by way of
inappropriateness and would slightly reduce the openness of the MOL, it is considered
that there is a compelling argument in favour of the proposal as follows which would
outweigh this harm:
(i)

A Very Special Circumstance exists that the development will contribute towards
the delivery of a Decentralised Energy Network (DEN) which will offer significant
environmental benefits.
(ii) Although there will be a very slight impact on the openness of the MOL, the
majority of the proposed pipeline is not located within the MOL and/or located
underground. There is a small section that will exist above ground within MOL
where the pipe rises vertically to span the bridge over the railway. The visual
impact is considered to be limited and when considered against the other benefits
that this equipment would bring to the delivery of heat to nearby homes and
businesses, the proposal is considered to be acceptable.
6.3

There will not be an unacceptable visual impact given that the above ground pipeline
will be constructed adjacent to a road bridge against which it would be viewed

6.4

The proposal would not result in any harmful impacts on adjoining properties, will not
result in an unacceptable increase in traffic, and will not cause material harm to air
quality, local ground conditions or biodiversity interests.

Background Papers: DM2018/1680
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Mr Adam Whiteley
24 Denmark Road
Carshalton
Surrey
SM5 2JG

DM2018/01680

DRAFT
WARNING: It is in your interests to ensure you obtain the approval of the Local
Planning Authority, where the conditions require that to occur. Failure to comply
with the following conditions may lead to enforcement action to secure compliance.
FIRST SCHEDULE
Land To The East And West Of London Road, Including London Road Rail Bridge,
Hackbridge. London Road, Hackbridge, London, SM6 7HW
Installation of pipeline including the construction of pipe bridge to connect between an
approved Energy Recovery Facility (and its associated approved pipelines) and a
housing development site, the 'Felnex Site' to deliver District Heating provision at Land
adjacent to the east and west of London Road, including the existing London Road
railway bridge, London Road, Hackbridge.
SECOND SCHEDULE
(1) The development must be begun not later than the expiration of three years
beginning with the date hereof.
Reason: To comply with Section 91 of the Town and Country Planning Act 1990, as
amended.
(2) The development hereby permitted shall be carried out in accordance with the
following approved plans: P061-LBS_10_0040 Rev P03, P061-LBS_10_0046 Rev P01,
P061/LB SUTTON 1250 Rev. 4, B17108/ECEL/DRG/GN/101 Rev. C,
P061-LBS_02_0014 Rev. C08, Montage 10.3.17, P061-LBS_10_0005 Rev P01,
Arboricultural Impact Assessment ref: RT-MME-127296-02 Rev. J updated August
2018, Arboricultural Method Statement ref: RT-MME-128892 Rev. A dated July 2018,
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Enteq Dust Management Plan, Peter Brett Ecology Report ref: 37979 Rev. AA June
2018, Constrcution Logistics Plan, DSEN Planning Statement dated September 2018,
SDEN Supplementrary Information dated June 2018, Landscaping Plan drawing no.
MEL-385-002 Rev. B, SDEN statement on landscape restoration.
Reason: For the avoidance of doubt and in the interests of proper planning.
(3) The development, hereby permitted, shall only commence in conjunction with a
Decentralised Energy Network.
Reason: In order to safeguard the Metropolitan Open Land from inappropriate
development.
(3) The materials and finishes of the proposed pipeline and gantry shall be as specified
within the approved drawing and supporting documents. The approved materials shall
be retained for the lifetitme of the development.
Reason: To safeguard the visual amenities of the area and to ensure compliance with
Policy 28 of the Sutton Local Plan which seek to ensure high standards of design.
(4) The development shall be constructed in accordance with the approved
construction logistics plan and dust management plan.
Reason: To avoid hazard and obstruction being caused to users of the public highway
and in the interest of highway safety.
(5) Prior to the operation of the development, all landscaping shall be carried out in
accordance with the approved details and to a reasonable standard in accordance with
the relevant recommendations of appropriate British Standards or other recognised
codes of good practice. The works shall be carried out in accordance with the timetable
agreed with the Local Planning Authority and any plants or trees that (within a period of
five years after planting) are removed, die, or become in the opinion of the Local
Planning Authority seriously damaged or defective shall be replaced as soon as is
reasonably practicable with others of a similar size/species/number as originally
approved, unless the Local Planning Authority consent to any variation.
Reason: To ensure provision, establishment, and maintenance of a reasonable
standard of amenity afforded by appropriate landscape design in accordance with Policy
28 of the Sutton Local Plan and in accordance with good forestry practice.
(6) All Non-Road Mobile Machinery (NRMM) used in the construction of the
development should meet as minimum the Stage IIIB emission criteria of Directive
97/68/EC and its subsequent amendments unless it can be demonstrated that Stage
IIIB equipment is not available. An inventory of all NRMM must be registered on the
NRMM register https://nrmm.london/user-nrmm/register. All NRMM should be regularly
serviced and service logs kept on site for inspection. Records should be kept on site
which details proof of emission limits for all equipment.
Reason: To ensure that the construction phase of the development will not result in a
deterioration of local air quality in line Sutton’s Local Plan Policy 34.
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INFORMATIVES.
(1) This approval only grants permission under section 57 of the Town and Country
Planning Act 1990. Further approval or consent may be required by other legislation, in
particular the Building Regulations and you should contact Building Control on 020 8770
5000 before proceeding with the work.
(2) This application has been assessed against the relevant policies of the London Plan
2016, Sutton's Local Plan 2018. The proposal is generally in accordance with Section
38(6) of the Planning and Compulsory Purchase Act 2004 (as amended) and for this
reason planning permission is granted.
(3) The submitted application complied with the relevant planning policies and Sutton
Council has accordingly granted planning permission.
(4) The applicant is advised that the Local Highways Authority and TfL’s London Bridge
Engineering Group should be notified regarding the London Road Bridge Inspection
Regime.
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TREE EVALUATION METHOD FOR PRESERVATION ORDERS (TEMPO):
SURVEY DATA SHEET & DECISION GUIDE
Date:

28th June 2018

Surveyor: Callum Henderson

Tree details
TPO Ref:
Tree/Group No: T1 to T6
Owner (if known): 25 Queens Road
Location: 25 Queens Road, Belmont, Surrey, SM2 6BZ

Species: Pine

Part 1: Amenity assessment
a) Condition & suitability for TPO:
Refer to Guidance Note for definitions
5) Good
3) Fair
1) Poor
0) Unsafe
0) Dead

Highly suitable
Suitable
Unlikely to be suitable
Unsuitable
Unsuitable

Score & Notes

5- Visually prominent, high amenity value and
contribution to street-scene

b) Remaining longevity (in years) & suitability for TPO:
Refer to ‘Species Guide’ section in Guidance Note
5) 100+
4) 40-100
2) 20-40
1) 10-20
0) <10

Highly suitable
Very suitable
Suitable
Just suitable
Unsuitable

Score & Notes

4 – No significant defects

c) Relative public visibility & suitability for TPO:
Consider realistic potential for future visibility with changed land use; refer to Guidance Note
5) Very large trees, or large trees that are prominent landscape features
4) Large trees, or medium trees clearly visible to the public
3) Medium trees, or larger trees with limited view only
2) Small trees, or larger trees visible only with difficulty
1) Young, v. small, or trees not visible to the public, regardless of size

Highly suitable
Suitable
Just suitable
Unlikely to be suitable
Probably unsuitable

Score & Notes

5 -visible from
Queens Road and
The Crescent

d) Other factors
Trees must have accrued 7 or more points (with no zero score) to qualify
5) Principal components of arboricultural features, or veteran trees
4) Members of groups of trees that are important for their cohesion
3) Trees with significant historical or commemorative importance
2) Trees of particularly good form, especially if rare or unusual
1) Trees with none of the above additional redeeming features

Score & Notes

1

Part 2: Expediency assessment
Trees must have accrued 9 or more points to qualify; refer to Guidance Note

5) Known threat to tree
3) Foreseeable threat to tree
2) Perceived threat to tree
1) Precautionary only
0) Tree known to be an actionable nuisance

Score & Notes

2 – Trees are a constraint as part of a planning
application at the property. Perceived risk that the
trees will be felled to remove this constraint

Part 3: Decision guide
Any 0
1-6
7-10
11-15
15+

Do not apply TPO
TPO indefensible
Does not merit TPO
Possibly merits TPO
Definitely merits TPO

Add Scores for Total:

17

Decision:
TPO warranted
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