

Cheam North and Worcester Park Local Committee
Thursday 20 April 2017
7.00 pm at the
Sutton Life Centre, Alcorn Close, Sutton, SM3 9PX

SECOND DISPATCH

To all members of Cheam North and Worcester Park Local Committee:The following papers, which were not available for dispatch with the agenda, are attached.
Please bring them with you to the meeting:-

7.

UPDATE ON THE MULTI-USE GAMES AREA IN THE DAISYFIELD (Pages 1 - 36)
Update on the proposal put forward by Glenthorne School in conjunction with Sutton
Common Rovers to build a MUGA at Reigate Avenue Rec.
Indicative time: 45 minutes

Niall Bolger
Chief Executive
11 April 2017

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

Copies of reports are available in large print on request
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Cheam North & Worcester Park Local
Date: 20 April 2017
Committee
Sports facilities proposal: use of Reigate Avenue Recreation Ground
Mary Morrissey, Strategic Director, Environment, Housing and
Regeneration
Stonecot, St Helier and Sutton North wards
Councillor Miguel Javelot
Robert Woodbridge, Neighbourhood Manager for 
Worcester Park,
Nonsuch, Stonecot, Sutton Central, Sutton West and Sutton North
wards. 
Tel: 020 8770 4536
● An Open Council
● A Green Council
● A Fair Council
Open
Date:

5 April 2017

1.

Summary

1.1

This report considers a proposal received from Glenthorne High School and Sutton
Common Rovers Football Club in relation to part of Reigate Avenue Recreation
Ground where they wish to construct outdoor sports facilities with associated
structures and lighting on land owned by the Council.

2.

Recommendations
The Cheam North & Worcester Park Local Committee is recommended:

2.1

To consider and discuss the impact of the proposal received on the park and
surrounding area.

3.

Background

3.1

Glenthorne High School currently hire the football pitches and part of Reigate Avenue
Recreation Ground for athletics on an informal basis utilising existing facilities.

3.2

In Glenthorne High School’s business plan they have identified an increase of nearly
250 pupils by 2018. One of their key strategic priorities is to maintain their recreational
space and due to limited space on site they have submitted a proposal to formalise the
use of the open space within Reigate Avenue Recreation ground for outdoor
educational facilities.
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3.3

The income received from the use of the park for football and athletics by Glenthorne
High School in 2016/17 was £8265.63

4.

Issues

4.1

General - The area which would be affected by the proposal is at the southern end of
the recreation ground where the existing football pitches for hire are located. Please
see plans at Appendix B with the council’s land ownership shaded orange and the
area for the proposed facilities edged red.

4.2

A partnership has been formed between Glenthorne school and Sutton Common
Rovers Football Club to obtain funding for an artificial pitch and associated facilities.
These proposals are outlined in the Design and Access Statement prepared in support
of a pre-application submission (Appendix C).

4.3

The proposed multi-use sports facility will include a 3G artificial turf pitch, with fencing,
flood lighting and a building with spectator facilities, containing changing rooms and
space for occasional events use by the local community.

4.4

The proposed facilities would help achieve the Council’s and Sport England aims and
objectives to improve health and wellbeing of local people. The facilities will also be
available for use by the community for sporting events and other activities.

4.5

Ownership of the Land - The land and the vehicular access in Reigate Avenue in the
proposal are owned by the council as shown shaded pink on the plan (Appendix B1).
In pre-planning application discussions, Glenthorne High School and Sutton Common
Rovers FC were advised to establish consent for use of the land from the council as
landowner before applying for planning permission for the sports facility. Glenthorne
High School is an Academy and any change to its boundary or impact on its site will
need to be documented separately.

4.6

Loss of open space- The proposed site is designated as Metropolitan Open Land
(MOL) and subject to planning restrictions, but equally important is the benefit of open
space to individuals and the community. Depending on the option chosen for the
location of the facilities there will be a loss of 13-29% (approx 9,000-20,000 sq metres)
of the park from use by the general public. The proposals include fencing off part of the
park and construction of an all weather pitch with associated sports pavilion facilities
for football, rugby and hockey. An athletics track will continue to be marked out with
various options on layout, one of which includes fencing off the track with the other
proposed facilities.

4.7

The presence of a building and fencing will visually impact on the size and appearance
of the open space.

4.8

Open space has been shown to improve physical and mental health, providing a place
to exercise, through walking, dog walking, running or playing sport or simply a good
place to get away from the stresses of life. Open space also provides children with
places to play which is crucial in a child’s development and provide a sense of space
for local communities and families. Open spaces can also simply provide areas for
movement between spaces that are away from the conflict with other forms of
transport.
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Loss of facilities- The area chosen for the facility currently contains 3 sports pitches
available for hire by the public, which would cease to be publicly available in this
proposal. The impact of this is likely to be limited as they are currently booked by
Glenthorne High School.

4.10 Impact on Neighbours- The multi-use sports facility will include a 3G artificial turf
pitch, with fencing, flood lighting and a building with spectator facilities, containing
changing rooms and space for occasional events use by the local community.
4.11 In addition to the school use, the facilities would be used by Sutton Common Rovers
FC as a home ground for Saturdays and mid-week training. The team plays in the
Combined Counties Football League.
4.12 Any agreed development will have to pay specific regard to the impact on the
surrounding residential neighbours. Any development that encroaches closer to the
boundary with the homes in Glenthorne Gardens/Close will need to consider the
impact on those residents.
4.13 Flood lighting- The level of luminance within the surrounding area is likely to
increase, due to the erection of floodlights for the artificial pitch.
4.14 Opening hours- The proposed opening hours are 8am to 10pm on weekdays, 9am to
10pm on Weekends and school holidays which will increase the use of the park.
4.15 The facilities would be managed by the partnership with dedicated school use from
8am to 6pm on weekdays in term times. With use by Sutton Common Rovers FC and
general hire by the community in the evenings, at weekends and during school
holidays.
4.16 Transport - The proposals are to use the existing parking on site located on waste
ground behind the Harvester Public House and adhoc use of the hard surface court
located on the school site, which would accommodate 20-30 cars. The applicants
would need to demonstrate adequate access to the highway, sufficient parking and
ensure that there are sufficient public transportation links in place to meet the
demands for the use of the facilities, particularly during Sutton Common Rovers FC
match fixtures.
4.17 Planning permission- Pre-planning application discussions identified that Glenthorne
High School and Sutton Common Rovers FC were encouraged to formalise the
principle of use of the land before applying for planning permission for the sports
facility. The loss of the public open space has parallels with development within the
Green Belt. If the development of the site is considered to be inappropriate, the
application could be refused. A lease could be entered into conditional on planning
consent and which would be terminated if consent were refused.
4.18 Ecological impact- Any development of the site should take into consideration the
ecological aspects of the site. The trees within the development area should be
identified and where appropriate either retained or replaced.
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5.

Options Considered

5.1

To retain the current use of the park including informal arrangement of the sports
pitches by Glenthorne High School and other users.

5.2

To allow Glenthorne School and Sutton Rovers Football Club to apply for a lease for
use of the land.

6.

Impacts and Implications
Financial

6.1

The proposed site is located on the existing sports pitches so the income generated
from the hire of these facilities would no longer be available either from the school or
other users of these facilities. The income received from the use of the park for
football and athletics by Glenthorne High School in 2016/17 was £8265.63 (excluding
VAT). With the new Idverde contract there is a guaranteed income for this site, so
removal of the pitches for hire would require renegotiation within the contract.

6.2

Any lease agreement for the land would need to be negotiated based on the market
value for the proposal, subject to the consent of Strategy and Resources Committee
and negotiation by the Strategic Director - Resources.

6.3

The proposers have identified that their funding will be largely from Sport England and
the National Lottery, with its ongoing maintenance funded through ‘pitch fees’.

6.4

The full Financial implications of this proposal will not be known until a detailed
analysis of the issues mentioned above, is undertaken.
Legal

6.5

The Council has power to lease and sell land which is surplus to requirements in any
way it so chooses provided that section 123 of the Local Government Act 1972 is
taken into consideration.

6.6

Section 123 places a statutory duty on local authorities to achieve best value in the
context of land disposals and states that the disposal must not be for a consideration
“less than the best that can reasonably be obtained”

6.7

Where land is sold at an ‘under value’ consent must be obtained from the Secretary of
State, unless (1) the disposition is a lease for a term of less than 7 years; or (2) the
transfer is to further local well-being and the under-value is less than £2M.

6.8

By Section 20 of the Open Spaces Act 1906, open space is defined as “any land,
whether inclosed [sic] or not, on which there are no buildings or of which not more than
one-twentieth part is covered with buildings, and the whole of the remainder of which is
laid out as a garden or is used for purposes of recreation, or lies waste and
unoccupied.”
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By section 123 (2A) Local Government Act 1972, “A principal council may not dispose
under subsection (1) above of any land consisting or forming part of an open space
unless before disposing of the land they cause notice of their intention to do so,
specifying the land in question, to be advertised in two consecutive weeks in a
newspaper circulating in the area in which the land is situated, and consider any
objections to the proposed disposal which may be made to them”

6.10 If land is deemed to be open space the Local Authority will be obliged to comply with
section 123 (2A) Local Government Act 1972 as follows:
6.10.1 They must give notice of their intention to dispose of the land for two consecutive
weeks in a newspaper circulating in the area in which the land is situated; and
6.10.2 They must consider any objections to the proposed disposal which may be made
to them.
6.11 In addition, legal advice should be obtained in relation to any covenants or restrictions
on the title of the land and whether this impacts on the intended use.
Other impacts and implications
Health
6.12 There will be an increased positive benefit on health through the addition of all weather
pitches within the proposed facilities, but this will in part be balanced by a smaller
number of participants.
7.

Appendices and Background Documents
Appendix letter

Title

A

Glenthorne High School: Business Plan for MUGA

B(1) and B(2)

Ordnance Survey Maps - TQ2566 - Terrier Border

C

Plan A - Pre-application Submission November 2016

D-G

Photographs of Daisyfield Rec

Background documents
None.
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Audit Trail
Version

Final

Date: 10 April 2017

Consultation with other officers
Finance

Yes

Peter May

Legal

Yes

Tracy Swan/ David
Fellows

Other Officers:

Yes

Christopher Rhodes
Richard Green

Equality Impact Assessment
required?

Yes

N/A *

* Note EIA assessment will be included with any decision reports to standing committees.
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Glenthorne High School: Business Plan for MUGA
Context
Sutton is experiencing unprecedented demographic growth. The Local Authority anticipates that over 640 extra school places
each year will be required by 2020/21. As part of the LA’s plan to address demographic growth, Glenthorne High School has
taken an additional form of entry and increased its intake from 220 to 247. These extra pupils were taken in 2012, 2013, 2014
and 2015, so there are 247 pupils in each of these year groups (Y7-Y10); the expansion will be complete later this year when
we take the last cohort of 247. There will then be Sixth Form expansion as these increased numbers feed into the Sixth Form.
The Local Authority has funded the school to provide the improved infrastructure and additional teaching spaces to
accommodate the extra places to make this expansion permanent. Today the roll stands at 1511, of whom 300 are in the 6th
Form. Once the expansion is complete, numbers are expected to rise to 1,600 by 2018 (Y7-Y11: 1,235; Y12/13: 365).
Expansion will therefore increase the school roll by an estimated 246 pupils since the expansion began.
Expansion Plans
We have been working closely with our architects and have completed a Strategic Site Development Plan to identify precisely
what extra rooms, infrastructure and services will be required, based on the latest DFE Area Guidelines and to increase the
roll safely and effectively and to maintain the highest standards. Our current floor area is 11,895m2, which will increase by
1,582m2 to 13,477m2 to address the expansion. A key priority of our Site Development Plan is to maintain the already limited
social, recreational and play space for our pupils on our compact urban site (7,150m2 of effective external space); our plan
reduces this space by the absolute minimum, but nevertheless, we still lose 870m2. It is therefore absolutely imperative for
the school to maintain the current pupil-to-recreational space ratio to maintain a safe, well-ordered environment, to avoid
accidents due to overcrowding and allow pupils the space to socialise safely, to play and use their energy, so that when they
return lessons, they can concentrate and give their full attention.
The total amount of recreational space currently available is 7,150m2. This gives a pupil-to-recreational space ratio of (1,408to-7,150 m2 ie: 1-to-5m2, which we believe is already insufficient); governors are therefore determined to maintain this ratio
and require an additional 1,035m2 of recreational space for the additional 246 pupils, plus the area lost, making a total of
1905m2.
Reigate Avenue Recreation Ground (MOL)
The open space is the only outdoor grassed area available to the school. It is used by the school for all outdoor school sports
in the summer and winter; the school shares use of the space with members of the public, generally dog-walkers and young
people who use it for sport. The only way that the school could gain the additional recreational space it requires would be to
expand on to the open space adjacent to the school; there is no alternative. We are aware that this area is Metropolitan Open
Land (MOL) and we understand absolutely that there can be no development of MOL, other than in exceptional
circumstances. Clearly, the expansion of schools to meet unprecedented demographic growth is exceptional, so our request is
to extend the school’s boundary and to incorporate part of the open space to maintain our current pupil-to-recreational
space ratio. The school would respect the MOL, keep it as open as possible and maintain the views across it for local residents
and members of the community. There would be no building as it would be used for social, recreational and play space only.
The Council would continue to own the land and the school would lease, administer and maintain it. There are two options
for this expansion:
Option 1: Installation of a 3G Multi-Use Games Area adjacent to the school (favoured option)
To fence off an area of 4500m2 of the open space and install a 3G MUGA, using an area equivalent to the size of a football
pitch with 3m run-off areas. (See Appendix A). We would propose to construct a small pavilion on existing school grounds and
erect low-level floodlights to enable consistent community use in the extended winter period. This would be greater than the
area required to ensure we keep the pupil-to-recreational space ratio, but would offer considerable advantages both for our
pupils and for the local community and significantly increase sports use (football, rugby and hockey) with the associated
health and wellbeing benefits. We would ensure full consultation with Sport England in terms of planning and pitch quality
and requirements.
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Rationale for Option 1 (favoured option)
The nearest 3G MUGA facility of this size designed for community use is “Goals” in North Cheam which is a purely commercial
venture, intended for five-aside football, so the facility at Glenthorne High School would be a unique community facility
providing the opportunity for organised 11-aside team-games, sport and training throughout the year to pupils at the school
and other community users, including those with physical disabilities. In term time during the day, the MUGA would be
dedicated to school use for team games such as football, rugby and hockey (which we are currently unable to offer due to our
facilities) in PE lessons and extra-curricular activities at lunchtime and after school for pupils from Glenthorne High School and
from local primary schools and community groups; the MUGA would be available for local Primary Schools at no charge and
for community groups and individuals at subsidised charges in the evenings, at weekends and in school holidays. This would
be a non-profit-making venture and the school would only seek to cover its maintenance and running costs (see below).
Community Use
In proposing that we convert the current area from grass to a MUGA, we are fully supportive of Sport England objectives; we
would aim for the MUGA to be dedicated to school use from 8am until 6pm on weekdays in term time and for community use
from 6pm until 10pm on weekdays and from 9am until 10pm on weekends and school holiday periods to contribute to Sport
England’s stated aim of improving health, social and cultural wellbeing of local people and of delivering sustainable
communities.
We would aim to secure capital funding through a bid to Sport England and to cover overheads and maintenance costs and
the cost of a maintenance and lettings manager through lettings to provide highly subsidised sports facilities for the local
community and the associated community benefits of a solid community investment.
Costs for Option 1 (favoured option)
Capital costs
£420,000:
Preparation, lighting and fencing (5m)
£50,400:
Preliminaries
£37,632:
Overheads
£5,500:
Tractor and maintenance equipment
£7,000:
Upgrade of power supply
£76,205:
Professional Fees
£1,675:
Planning fees
£598,412:
Total
Annual Maintenance and running costs:
£45,000:
Estates manager and maintenance technician
£8,000:
Repairs and maintenance and savings for replacement carpet (15 year life span)
£1,500:
Utility costs
Annual Income from lettings
£30,000 (estimated based on local school lettings)
Option 2: Expansion of traditional playground space.
To fence off and pave or tarmac a narrow strip of the open space (1905m2) directly adjacent to the school, running parallel to
our Jubilee Wing (Appendix B). It would serve as a playground for pupils, so would need to be fenced off from the open
space in order to ensure the security of the site and the safety of pupils.
Rationale for Option 2:
This is the lower cost option. The space identified is adjacent to the school and offers the least impact on the MOL. If granted
this additional space, we would plan to tarmac and install benching to be used as a separate playground area for younger
pupils. It would be a good space in the summer, offering shade and cooler temperatures, but would be less ideal in the winter
when it would be cold and damp. It would be a sub-optimal, less useful solution as it would deliver a more isolated
recreational area that would require additional supervision and this strip of land is too narrow to use for sport and other
games. Most importantly, there would be no additional benefits for the community.
Costs for Option 2:
£123,825:
Preparation of area and tarmacking
£9,720:
Perimeter chain link fencing (2.4m) and gate
£16,025:
Preliminaries
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£22,436:
£170:
£172,176:
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Professional Fees
Planning fee
Total

Adapting the use of the open space
The open space is currently not usable for long periods of the year, usually from
November until March, by the school or for general recreational purposes by members of
the local community, due to very poor drainage. Its key usage over the extended winter
period is sporadic use by dog walkers whose dogs leave dog waste, further limiting the
use of the area for sport and recreation and causing health and safety risks.
In the summer period, the area is more frequently used for unorganised recreational
purposes, but those using it frequently leave cans and broken bottles on the area, which again cause a health and safety risk
to those, including our pupils, wishing to use the area for sport and recreation.
Both options recognise that the MOL is under-used and that the school is currently the most significant user. However, any
changes required for Option 1 would need to be undertaken in a sympathetic way, maintaining the benefits of a community
open space for those who use it and overlook it every day. Whilst addressing some of the issues that the space suffers from
including poor drainage, misuse and maintenance costs.
Car Parking: there is an area of wasteland just behind the Harvester on the A217. We have cleared this area and currently hire
it from the Harvester who own it. We would propose to buy this area of land for car parking so that visitors could park their
cars safely, without causing congestion, and access the MUGA without going through school property, thus ensuring school
security.
Costs for car park
£50,000:
Purchase of land
£59,360:
Preparation of area and permeable paving, drainage, low level lighting bollards
£1,500:
Allowance for petrol interceptor
£4,950:
Perimeter chain link fencing (2.4m) and gate
£10,000:
Allowance for new crossover/entrance to Public Highway
£9,097:
Preliminaries
£12,736:
Professional Fees
£170:
Planning fee
£97,813:
Total
Floodlighting for consistent all-year round use: the
area shown in Appendix A is directly adjacent to the
A217, a busy road with bright street lighting, so with
discreet, low-level floodlighting and careful
planning, it will be possible to minimise the impact
of any light spill and mitigate any adverse effects on
the residents living in the housing along the A217.
No other residents would be affected.
Use for other purposes: the proposed area for the MUGA lies directly below the electricity cables between two pylons, and is
therefore unsuitable for any type of housing development. Furthermore, it is on the flood plain of the stream by the railway
line, so would be also be unsuitable for other types of development.
There is considerable community support for this project; we have spoken on several occasions to the “Friends of the Daisy”,
the key local community, environmental group with an interest in the Reigate Avenue Recreation Ground, who are supportive
and can see distinct advantages for the community. Ward Councillors are also supportive of the project for the same reasons.
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APPENDIX A – Proposed site of MUGA

APPENDIX B – Additional play space adjacent to Jubilee Wing
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