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PLANNING COMMITTEE - Date: 27 March 2017
Report of the Executive Head for Economic Development, Planning and Sustainability.
Ref: B2016/76164/3FR

Site:
Proposal:

Applicant:
Agent:

WARD: B09 / BELMONT

Time Taken:
11 weeks, 0 days

Proposed School development on part of Former Sutton Hospital, Chiltern Road,
Sutton
Erection of a new six form entry secondary school, (Class D1), creation of a new
access off Chiltern Road, modification of existing egress to Chiltern Road,
construction of a hard surfaced games court above an undercroft car park,
provision of other areas of hard playing space, car parking, cycle parking hard
and soft landscaping works, and other associated works.
The Mayor and Burgesses of the London Borough of Sutton
Miss Jennifer Woods

Recommendation: GRANT PLANNING PERMISSION
(subject to referral to the Greater London Authority and completion of a unilateral undertaking
pursuant to section 111 of the Local Government Act (and/or other enabling provisions as may
be required) to secure funding for the delivery of bus service enhancements for the school, as
outlined in this report.)
The application is referable to the Greater London Authority as an application of Potential
Strategic Importance pursuant to Category 3E of the Schedule of the Town and Country
Planning (Mayor of London) Order 2008: “Development— (a) which does not accord with one or
more provisions of the development plan in force in the area in which the application site is
situated; and (b) comprises or includes the provision of more than 2,500 square metres of
floorspace for a use falling within any of the following classes in the Use Classes Order – (xi)
class D1 (non-residential institutions).

Reason for Report to Committee:
 Major application for development where the Council has an interest in the land.
 The application is a Departure from the adopted Development Plan.
 There are 10 or more written representations opposed to the Officer’s
recommendation.
Summary of why application proposals are acceptable:


Whilst the proposed use of this site for educational use would be a departure from the
adopted development plan, which allocates the site for health and residential use, a
compelling need for additional secondary school places has been demonstrated in the
application and the development can be accommodated on this site without prejudice to
the delivery of health or medical uses across the Borough as a whole;



The Council has a statutory duty to meet any shortfall in school places and the application
site is an available and deliverable brownfield site in Sutton, giving it sequential priority for
development against less deliverable or greenfield sites, in line with the NPPF;
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The design, scale and layout of the proposed development would be of high quality and
would be appropriate to its context for the reasons set out in this report;



Whilst the development would result in the removal of some mature trees these are
generally regarded to be of low value and this is mitigated for by additional planting and
retention where possible;



The highway impacts and provision for parking, together with submitted Travel Plan and
parking management measures, are considered to demonstrate that the development
would not have an unacceptable impact on the local highway network, subject to a range
of mitigation measures including bus services in the locality of the site provided in
conjunction with Transport for London;



It has been demonstrated that, subject to the recommended conditions, the development
would not give rise to any unacceptable adverse environmental effects, in particular with
regard to issues of noise and air quality;



Whilst a significant number of objections have been received, for the reasons set out in
this report and subject to the terms of the recommendation below, they are not considered
to be of such significant weight, whether individually or cumulatively, to outweigh the
compelling need for new secondary school places in Sutton

1.0

BACKGROUND
Site and Surroundings:

1.1

The application site is located within Belmont, to the south of Sutton and north of
Banstead in Surrey. The site comprises approximately 1.62ha of previously developed
former hospital land and buildings and is now largely comprised of retained
hardstanding, mature and semi-mature trees and grass. The original buildings on site
were demolished in January 2016 and surplus demolition rubble has been stockpiled at
various locations around the site. The demolition site is currently enclosed on all sides
by construction hoarding and secure gated access with no public right of way, although
it should be noted that the hoarding extends roughly 70m further south to the
application site boundary.

1.2

The original building footprints extended south of the application site as shown on the
existing site plan submitted with the application. The buildings ranged in height from 1-4
storeys and were originally used for hospital purposes including physiotherapy,
ophthalmology, pharmacy and bloods. The original vehicular site access (ingress only)
remains at the north-west corner of the site and at the junction of Chiltern Road,
Cotswold Road (B2218) and the Brighton Road (B2230), as does the egress point
further east along Chiltern Road, between Bassett Close and Heath Drive. There is a
retained former car parking area to the east of this egress point. A small electricity substation also exists just along the northern boundary, opposite Heath Drive.

1.3

Chiltern Road forms the northern boundary of the site, whilst its north-west corner fronts
the junction with Cotswold Road and Brighton Road. The eastern boundary abuts the
front and rear gardens of No.12 Chiltern Road whilst the southern and part-south-west
boundary is currently incorporated within the wider demolition site and hoardings.
Retained hospital nurses’ accommodation (Maple Walk) and associated garden and
parking areas form the remainder of the western boundary of the site.
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1.4

The site has extensive coverage of mature trees (70 in total), comprising a mix of
deciduous and evergreen species. Established hedgerow runs along the full extent of
the northern site boundary. There are also numerous mature street trees located along
both sides of Chiltern Road, forming tree-lined grass verges between the carriageway,
footways and the application site.

1.5

In terms of levels, Chiltern Road lies approximately 1.0m below the northern site
boundary, with this difference reducing towards the Brighton Road junction. The site
steadily rises by approximately 5.0m from north to south, whilst levels initially rise from
west to east before falling again by approximately 1.5-2.0m east of the junction of
Chiltern Road and Bassett Close. The front garden of No.12 Chiltern Close is sited
approximately 1.0-1.5m below the application site but this difference increases to
approximately 3.5m-4.0m along the property’s rear (south facing) garden.

1.6

Brighton Road (B2230) links with Belmont Rise (A217) roughly 1km further south, part
of the Transport for London Road Network (TLRN), which in turn provides access to the
M25. The two roads join at a roundabout, for which Surrey County Council are the
highway authority. Sutton town centre is roughly 3km to the north, including Sutton
mainline train station. Belmont train station is within 0.5km south of the site, just off
Brighton Road. The site has a public transport accessibility level (PTAL) of 2, on a scale
of 1 to 6 whereby 6b is most accessible.

1.7

The locality of the site comprises largely residential development, notably to the north
and east (typically 1-2 storey houses) with higher density housing and flatted
development along Brighton Road (typically 2-4 storeys). To the south, beyond the
demolished hospital buildings that occupied the site are the remaining parts of the
Sutton Hospital site, standing on higher land, ranging between 2 and 3 storeys in
height. Further to the south is the Royal Marsden Hospital with a wide variety of
architectural styles of buildings ranging from 2 to 5 storeys. To the south east of the site
is the land occupied by the Institute of Cancer Research (ICR) which comprises
buildings of between 3 and 5 storeys. The most recently approved buildings on the ICR
site are the research and development buildings orientated north south on the chalk
grassland site to the south of Chiltern Road which are up to 5 storeys in height. The
character of the site and surroundings is one which mediates between traditional
suburban housing to the north and east, with higher density flatted development lining
Brighton Road. The area to the south reflects many years of piecemeal development of
the medical uses on the wider site that will encompass the future London Cancer Hub
development. Overall, the site is surrounded by existing development of variable
architectural style, height and form.

1.8

Site Specific Designation:

1.9

The site forms part of a wider site allocation (BW6) in the adopted development plan
(see section 4.0 below) for health and residential uses. The southern part of the site
falls within a designated Priority Community Regeneration Area (Core Strategy policy
PMP3).

1.10

The site also lies within Groundwater Source Protection Zone 2 and is Flood Zone 1. It
lies within the Sutton Air Quality Management Area (AQMA). There are no heritage
assets on the site, no Tree Preservation Orders and the site is not in a Conservation
Area. However, there is a Grade 2 Listed building at 139 Brighton Road (Sutton Lodge),
roughly 0.2km north of the site. In addition, there are locally listed hospital buildings
immediately to the south of the application site. The inclusion of these Victorian hospital
buildings on the local list is however proposed for deletion in the draft Local Plan.
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1.11

Beyond the site, the allotments to the west side of Cotswold Road are identified Urban
Green Space (policy DM16). Banstead Downs Site of Special Scientific Interest (SSSI)
is 0.45km south-west of the site and Belmont Pastures (Site of Importance for Nature
Conservation (SINC)) roughly 0.2km to the west.

1.12

In the draft Sutton Local Plan 2016-2031(Consultation Submission Draft, December
2016), which is expected to proceed to Examination stage in Summer 2017, the site
allocation has been amended to reflect proposals for the London Cancer Hub (LCH)
and now allocates a mix of health, residential and secondary school uses (Site
Allocation LCH1). The application site would form part of the first ‘wave’ of development
which includes current capital projects, specifically a secondary school (the subject of
this planning application), the approved ICR development to the east and ‘Maggie’s
Centre’ redevelopment at the Royal Marsden. The policy position is discussed further in
sections 4.0 and 5.0 below.
Relevant Planning History:

1.13

The following is the most recent and relevant planning history:

1.14

B2015/71927 – Application for prior approval for the means of demolition of hospital
buildings. Prior Approval granted on 30 September 2015. This application included land
to the south of the current application site.

1.15

0047 – Proposed Secondary School Development - Environmental Impact Assessment
(EIA) Screening Decision. Issued on 19 August 2016.

1.16

Previous planning history relating to the now demolished hospital buildings is not
considered to be of relevance to the current planning application.
Adjoining Land

1.17

The closest extant planning permission of relevance to the current application is in
respect of the north Institute of Cancer Research (ICR) site, 15 Chiltern Road
(application reference B2016/73429). The proposed development is for the erection of a
four storey building with lower ground floor for B1(b) laboratory use and ancillary works.
This was approved on 30 March 2016 and it is anticipated that construction will
commence in the spring of 2017.

2.0

APPLICATION PROPOSALS
Details of Proposal:

2.1

This full planning application is for the following development description:
Erection of a six form entry secondary school, including a sixth form (Class D1),
creation of a new access off Chiltern Road, modification of existing egress to Chiltern
Road, construction of a hard surfaced games court above an undercroft car park,
provision of other areas of hard playing space, car parking, cycle parking and hard and
soft landscaping works, and other associated works.

2.2

The school is proposed to have a maximum capacity of 1275 pupils (inclusive of 300
sixth form) with 95 staff. The gross internal area of the school would be 10,625 sq. m
provided within buildings ranging between 2 and 4-storeys in height (plus enclosed rooflevel plant).
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Layout:
2.3

The development footprint comprises four staggered east-west orientated ‘wing’ blocks
connected to a central north-south ‘spine’ block. The western ‘wing’ block on the
building frontage would be set back 20.5 - 21.5 metres (m) from the site boundary with
Chiltern Road, before stepping back east of the central spine in response to the
curvature of Chiltern Road, providing a setback from the boundary with Chiltern Road of
initially 34.0m, reducing to 20.0m at its north-east corner. The separation distances to
the frontage of dwellings and flats on the north side of Chiltern Road would be no less
than 40.0m.

2.4

The front wing blocks would comprise classrooms on upper floors, with learning
support, library, reception and dining/kitchen facilities at ground level. The kitchen and
dining area is located to facilitate ease of delivery from the internal parking area. The
rear wing blocks would comprise larger spaces including assembly/drama hall to the
west and indoor sports hall/studios to the east plus music, drama and technology
classrooms focused in the central spine. The rear ‘half’ of the school accommodation
would be cut into existing ground level such that the assembly hall, drama/music
classrooms and sports activity studio would effectively be at lower ground level.

2.5

The frontage west wing would measure approximately 50.0m width, incorporating the
main school entrance, before the frontage is set back by approximately 14.0m to the
east wing which extends eastwards for a further 40.0m. The central wing of the school
would extend southwards in a continuous rectangular form by approximately 83.0m.
The adjoining sports facilities and sports hall extends the building footprint further south
by approximately 12.0m, to within 4.0m of the southern site boundary. The assembly
hall ‘wing’ on the western edge of the central spine building extends 21.5m westwards,
to within 6.0m of the western boundary. The effect of these various setbacks is to create
a staggered building footprint along the gradual curvature of the western boundary,
similar to the approach taken to Chiltern Road as noted above. This allows for
intervening areas of courtyard, landscaping and steps to navigate the changes in level.

2.6

The space between the proposed wing blocks would comprise informal courtyard space
or playground space for the purposes of pupil recreation, access and movement. An
external dining area is proposed behind the dining hall, east of the central spine block.
This courtyard area would tie in to the lower ground level classrooms and sports activity
studio as described in the preceding paragraph. A sixth form garden area is proposed
on space behind the assembly hall building which would be immediately accessible
from the proposed sixth-form study area. In addition, through the set back of the top
floor of the frontage wings, external terraces are provided, shown to be accessed via
the second floor Maths and Art Departments. These would be enclosed by suitable tree
and other dense planting, including climbers, within upstand planters, and architectural
metalwork screening.

2.7

A ramped and stepped mound would be created to connect the central courtyard space
with the proposed Multi-Use Games Area (MUGA), which is to be located at the
equivalent of first floor level at the rear of the site and linking with the level of the sports
hall. The eastern side of this mounded area would provide stepped seating that forms
an outdoor ‘amphitheatre’ overlooking a decked stage area within the retained crescent
of trees (tree group G33), which is proposed for occasional external performances.

2.8

The proposed MUGA would be a multi-functional, hard surfaced and painted asphalt
area that would provide for alternate use as 3 x tennis courts, 3 x netball courts, 3 x
basketball courts or 1 x informal football pitch. It would measure approximately 64.0m x
35.5m in total area and the 3-pitch arrangement would face north-south. The MUGA
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would be directly accessible from the sports hall and the courtyard areas along the
western and southern edges of the site and directly off the stepped and ramped access
from the central courtyard/playground area. A 1.4m deep space would run between the
rear of the MUGA fence and the site boundary, formed in part by proposed shrub
planting and ventilation grating to the car park below.
2.9

The MUGA would be enclosed by a variable combination of base wall, standard and
rebound (acoustic specification) wire mesh fencing. The southern boundary would
comprise 1.2m rebound (acoustic) mesh fencing with standard weld mesh fencing
above to a total height of 4.0m. This retains an open aspect to future development to
the south. The northern boundary would follow the same approach from the northeastern corner of the MUGA before falling to a 1.2m high standard weld-mesh fence
marking the MUGA entrance from the central school courtyard. It then rises again to
4.0m adjacent to the school sports hall (with 1.2m rebound fencing at its base). The
sports hall building forms the western boundary.

2.10

The eastern boundary would have a higher level of acoustic protection in view of the
proximity to the nearby residential dwellings in Chiltern Road, comprising a 2.0m high
wall and 2.0m high ‘rebound’ rubber-coated specification weld-mesh fence above. It is
intended to train climbing plant species up the side wall of the car park and MUGA. The
eastern edge of the MUGA and underground car park would be roughly 13.0m distance
from the eastern boundary, and 19.0m from the western flank of the nearest residential
dwelling, No.12 Chiltern Road. Extensive tree planting is proposed along this eastern
boundary as described further below.

2.11

Beneath the MUGA would be an undercroft staff and visitor car park, proving 52 secure
parking spaces and ancillary space for water and sprinkler tanks. This would be
accessed from the eastern supporting wall of the MUGA and via an upgraded former
access track linking to the existing external car parking area behind the site’s northeastern frontage where 28 spaces will be retained along with the vehicular ingress and
egress points to Chiltern Road. The undercroft and external parking areas would
provide a total of 80 staff car parking spaces incorporating 4 bays for people with
disabilities, located close to the eastern edge of the main building and footway links to
the main school entrance.

2.12

It is proposed that the school car parks would be controlled by way of automated sliding
gates (1.5m high), set back from the Chiltern Road carriageway and footways to allow
for vehicles to wait without compromising highway movements. This would be operated
by intercom or coded entry, although the gates may, at the discretion of the school, be
kept open in the AM peak time to facilitate prompt staff entry.

2.13

Cycle parking would total 186 spaces, provided by way of stacked and sheltered cycle
racks (144) and external Sheffield-type stands (42) at the front and eastern edge of the
east wing. A total of 28 of these stands would be located immediately fronting the east
wing of the school frontage, behind the retained Monterrey Cypress trees and lawn. It is
proposed to create a continuous pedestrian link for visitors and staff from these spaces
formed from ‘grasscrete’ or similar material between the two trees, the car park and the
main school entrances. The cycle spaces would be accessed via new footways from the
main site pedestrian entrance at the site’s north-west corner and running along the
building frontage.

2.14

The site frontage would comprise retained and new tree and shrub planting behind a
proposed 1.5m high weld-mesh fence, within a newly formed habitat garden
incorporating a swale and pond for the purposes of sustainable site drainage (SuDS).
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2.15

The main pedestrian and cyclist entrance to the school site is to be from the site’s northwest corner, at the location of the former hospital site access and opposite the main
junction of Cotswold, Chiltern and Brighton Roads. A widened area of paving and new
landscape planting would be formed at this junction and provide a direct route to a
pupil-only main entrance off the proposed hall courtyard (west of the central spine and
behind the front west wing). The new pedestrian access and landscaping at the northwest corner of the site would be provided on land outside the current ownership of the
applicants but the necessary rights to undertake these works and on-going access
rights thereafter have been secured from the current site owner, the Epsom and St
Helier Hospital Trust (ESHT).

2.16

A plan has been provided which summarises the extent and type of external space
across the site. With the exception of the north-west corner of the application site this
shows a total area of useable space of approximately 5,648 m2 plus non-useable
landscaped/habitat space of 3,236 m2

2.17

The building footprint on the site would total approximately 4,655 sq. m. This compares
to the demolished hospital building footprint (within the application site area) of 3,106
sq. m.

2.18

A plan has also been provided showing the extent of proposed cut and fill across the
site which demonstrates a steady increase in excavation from the site frontage to the
south of the site. Total net cut material would amount to approximately 16,283 cubic
metres. It is anticipated that whilst some of this material would be re-used on site,
together with the existing demolition spoil, the majority of this would need to be
removed during the construction process.

2.19

An indicative layout plan has also been submitted which illustrates how the school site
could be opened up to the south east boundary to form a vehicular/pedestrian link with
future development to the south, although this is not for consideration as part of this
planning application.

2.20

A timber enclosed bin store is proposed within the existing, retained external car
parking area of 13 sq. m capacity.
Scale and Design:

2.21

The building would range between 2-storey and 4-storeys, with enclosed roof plant
above. The frontage east and west wings would be 2-storey, with a set-back third
storey, linking to the 4-storey central spine building. The assembly and sports hall
buildings would be the equivalent of a 2-storey building with double-height spaces
internally. Part of the 4-storey central wing would be cut into existing ground level
towards the rear of the site. The roof plant would be screened by a perforated metal
enclosure of approximately 2.1m height. This would be set back from the edges of the
4-storey central spine building by 4.0m (east and west) and 14.2m and 12.3m
respectively from the northern and southern edges.

2.22

The central spine building would be approximately 15.6m above the level of the central
courtyard/playground, falling to approximately 8.5m above ground level on the building
frontage. The building would have a maximum depth of roughly 96.0m from front to
rear.

2.23

The design approach for the building is described by the applicants as being intended to
“..align with the sustainability aspirations of the project” and to be “..an exemplar of
environmental, health and well-being standards, a natural, non-toxic material palette
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focusing on timber and metal”. It is explained that the materials selected would provide
low-embodied energy and a robust and durable solution requiring limited maintenance.
2.24

The central spine and wing blocks would primarily utilise vertical timber cladding (Larch,
Douglas Fir or Sweet Chestnut). Metal cladding (copper alloy or Cor-ten steel) would be
used for larger-space buildings, specifically the sports hall and main assembly hall, with
daylighting for these buildings secured primarily through rooflights. Light coloured/grey
brickwork would be used for building plinths up to ground floor window cill level.
External windows and doors are to be timber/aluminium composite triple glazed to
maximise energy efficiency.

2.25

Facades have different design treatments to optimise building performance and to
manage solar gain. To avoid internal overheating, deeper window reveals would be
used on the south, west and east elevations. Vertical shading in the form of aluminium
or timber ‘fins’ would be provided on the east and west elevations, with horizontal brisesoleil installed on southern elevations. Canopies are also provided above key building
entrances and the external dining space. The overall design approach aims to make the
building appear lighter as it rises, by breaking up the timber-clad volumes of the main
buildings with subtle variations to the texture and layout of the timber boards and by
reducing the timber board sizes at each successive level.

2.26

The final detailed specifications for external materials are to be confirmed by way of
planning condition (recommended condition 3)
Landscaping and Trees

2.27

The application is accompanied by detailed landscaping and planting plans, together
with an arboricultural report and topographical survey of all existing trees and other site
features.

2.28

The site currently comprises 70 established trees, of which 47 are to be removed
comprising 30 individual specimens and 7 groups to allow for the development. Seven
of these individual specimens have been classed as ‘U grade’ (as classified in British
Standard: BS5837) where existing tree value is anticipated to be lost within 10 years
and the trees therefore deemed unsuitable for retention. A group of trees (G4 –
Sycamore and Ash) is to be removed to form the new vehicular ingress from Chiltern
Road, with a two groups would be lost to form the underground car park and MUGA.
There are 17 individual trees, comprising mainly C-grade (low quality) Cherry trees, plus
a B-grade (moderate quality) Sweet Chestnut and Irish Yew currently growing alongside
the former internal hospital access road from the north-west corner, would also be
removed. All street trees are to be retained.

2.29

Six individual specimens and 2 groups totalling 23 trees would be retained. The
retained trees are all classified as ‘B grade’ pursuant to British Standard BS5837
methodology and includes two Monterrey Cypress trees on the site frontage (T40 and
T41) and a crescent of mature trees adjoining the retained car park (G33, T30-32 and
T35 - Beech and Horse Chestnut specimens). The majority of the boundary mixedspecies hedgerow fronting Chiltern Road would be retained, other than some cutting
back at the site entrances.

2.30

A total of 71 new semi-mature and smaller ornamental trees are to be planted,
principally to the site boundaries to the north and east, and within proposed terrace
gardens alongside the western edge of the school building and courtyards. An English
Oak is proposed at the main pedestrian entrance in the site’s north-west corner and
main pedestrian gateway to the school. The planting at the north-west entrance and
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along the western boundary is proposed to have regard to the future development of the
London Cancer Hub and potential school frontage to the main LCH boulevard. A
pedestrian/cycle access, for future public access to the school sports facilities, is shown
incorporated at the site’s south-west corner. Shrubs and climbers would be trained up
and along the boundary fencing on the western boundary to provide visual screening.
2.31

Other species proposed for the site include Field Maple, Alder, Birch, Hornbeam,
Cherry, Honey Locust, Serviceberry, Pin Oak, Foxglove, Double Glean, Common Osier
and Scots Pine. Of the proposed 71 new trees, 15 would be fruit trees, to be planted
within the proposed meadow on the eastern boundary with 11 Elm trees spaced at
regular intervals along the eastern edge. The eastern boundary planting is laid out with
regard to possible future vehicular access from the south-east corner and a possible
footway/cycleway from the LCH site to Chiltern Road. The tree species selected are
stated to complement existing tree species on the site. Some tree pruning will be
required to facilitate construction access.

2.32

The landscape masterplan provides for a habitat garden as part of the frontage
landscaping and sustainable drainage and biodiversity enhancement measures. This
would include features such as a pond, bug hotel and log piles. Bat and bird boxes are
also proposed but precise locations are not given. The meadow planting along the
eastern boundary is intended to further support biodiversity, with 20 plant species
indicated for this area.

2.33

Other key landscaping features include roof terraces and biodiverse roofs. The terraces
would provide for pupil access and have lightweight steel planters which will be used to
support curriculum activities. These areas would include tree planting within these
planters (Serviceberry) and other shrubs and climbers. The biodiverse roofs would have
an undulating substrate depth of 80-150mm to ensure good moisture retention and
allow for a range of low growing plants. Plants are selected to thrive within all weathers,
including shaded areas beneath the proposed photo-voltaic panels, whilst equally aiding
cooling of the panels themselves.

2.34

The landscape architect plans accompanying the application provide a series of site
section drawings, which show retained and proposed planting in context with proposed
buildings and proposed site levels, including adjoining highways and properties. Root
Protection Areas (RPA’s) and existing ground levels are also shown in a vertical plane.
These RPAs follow recommendations in the submitted Arboricultural report and through
pre-application consultation with the Council’s Principal Tree Officer.

2.35

A detailed hard landscaping plan has also been provided. This proposes non-porous
asphalt in areas already comprising similar hard-surfacing: at the main north-west site
entrance and to the external car park. New porous asphalt would be applied to new
hardstanding areas – principally the new courtyards, frontage footways and
playgrounds. Clay pavers are also used on part of the site frontage, along the western
courtyard/stepped areas, terraces and external dining area. The central stepped and
ramped mound leading to the MUGA and fronting the proposed amphitheatre would
comprise porous asphalt with pre-cast concrete seating cushions.

2.36

Tactile paving and handrails are provided in stepped areas, including the site frontage
leading up to the proposed main school entrance. Benches are provided for informal
recreation around the site.

2.37

The north-west corner of the site would remain open, in line with the proposed public
realm set out in the LCH masterplan. The northern boundary to Chiltern Road and
eastern boundary (inside the indicative future footway/cycleway route and new tree
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planting corridor) would comprise 1.5m high weld-mesh fencing. The MUGA fencing
and rear of the undercroft car park would form part of the southern boundary, leading to
the western boundary which is to comprise 1.65m high grated (‘Roma 3’) fencing above
0.75m stepped wall. Between the rear of the closest nurses’ accommodation unit in
Maple Walk and the boundary with Cotswold Road, a 2.4m high close boarded fence
would be provided to maximise privacy to this accommodation.
2.38

The main pedestrian entrances to the site, from the north-west corner, would be
enclosed by a painted sliding gate enclosure, the full details of finished colour to be
secured by way of recommended condition 3.

2.39

All other areas of potential public and private (pupil) space would be enclosed by metal
grating (‘Roma 3’) fences and gated access. Controlled access gates would facilitate
access between the car park areas and school buildings, whilst preventing unauthorised
access from non-staff or authorised visitors. These controlled ‘secure zones’ and other
pupil safety and site security measures have been formulated in consultation with the
local Police Designing-Out-Crime Officer and Secured by Design Schools Guidance
(2014).

2.40

The site and building layout is intended to provide easily identifiable private, semi-public
and public spaces with good levels of natural and passive surveillance. The coloured
sliding gate feature forming the western boundary of the private school space is
designed to announce arrival at the school at the north-west corner. The administrative
rooms are located on the north side of the building to overlook arrivals at the school. All
play areas are overlooked by classrooms.

2.41

The site would have CCTV monitoring and external lighting which it is stated would
comply with best practice provided by the Institution of Light Engineers (ILE) ‘Guidance
notes for the Reduction of Obtrusive Light)(2005). However, specific details would be
reserved to be dealt with by way of recommended planning condition 21. It is confirmed
that the proposed MUGA would not be floodlit.

2.42

The building façade has been designed to minimise potential for climbing, with roof
areas only accessible via safe routes within the building and emergency escape routes
have been discussed with the local Fire Service. The site layout allows for access by a
fire tender from Chiltern Road.
Access and Transport Measures

2.43

The proposal includes additional off-site transport measures in the Transport
Assessment, following a Stage 1 Road Safety Audit commissioned by the applicants in
July 2016 and discussion with Sutton’s Highway Engineers. These include the following:





New uncontrolled, enlarged pedestrian refuge island at the junction of Chiltern
Road/Brighton Road, including associated tactile paving and kerb radii
alterations to the north-side footway of the junction – this would involve
increasing the width of the existing refuge island at this junction to reduce the
extent of carriageway width and accommodate safely up to 9 persons on the
island at any one time;
Improved tactile paving at the uncontrolled crossing point at the northern end
of Cotswold Road, close to the junction with Chiltern/Brighton Road ;
New traffic-light controlled ‘Puffin’ pedestrian crossing on Brighton Road, north
of the junction with Chiltern Road ;
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2.44

A Harris Federation School Travel Plan has been submitted alongside the TA which
proposes a series of additional measures which it is stated would be implemented,
managed and monitored by the school through a designated Transport Co-ordinator.
The TP obligations are proposed to be secured by recommended condition 8. The
Harris Federation states that it would aim for a Gold level accreditation by the TfL
STARS scheme within 5 years of opening.

2.45

The TP sets targets for travel choices by pupils and staff and these are formulated from
survey data from 2014/2015 academic year taken from 8,358 responses by students
and staff of 8 secondary schools. This identified that the car accounted for 25% of all
journeys, of which 74% would be by staff. The target for the school is that pupils would
access the site by a ratio of 0% private car/5% private car share/15% off-site park and
stride (maximum 20% car use), plus 60% staff car use. All remaining journeys would be
made by foot, cycling or public transport.

2.46

These reductions would be achieved through a series of measures, including:









Early and sustained notification to parents of a Voluntary Exclusion Zone
(VEZ) advising all parents that private parking within a specified number of
streets, would be strongly discouraged. A plan of the VEZ is appended to the
TA;
A temporary off-site “Park and Stride” facility within hospital land to the south
of the application site, allowing pupils to be dropped off by car-borne parents in
a secure location off the public road network and allowing pupils to walk
(‘stride’) the remainder of the journey to the school entrance. The proposed
Park and Stride facility would be provided within the Epsom and St Helier
Hospital Trust site until such time as the land is released for development
associated with the LCH, when, it is stated, an alternative location within the
LCH masterplan would be identified. It is currently laid out to provide for up to
96 car parking spaces and would continue to be available for hospital use
outside school drop-off and pick-up times;
Full policy compliant cycle storage provision on site;
30 of the 80 car parking spaces to be ‘priority car share’ spaces;
Staff and student shower and locker facilities;
A nominated Travel Plan Coordinator within the school to manage a series of
functions including:
o Walking to school campaigns;
o Cycle safety and maintenances training;
o Bikers’ free breakfasts;
o Car sharing initiatives;
o Partnerships with road safety, police, sports and other professionals;
o Surveys of travel choices in winter and summer;
o School ‘sustainability group’ of staff/students and Governors to be set
up to liaise with and support the Transport Coordinator;
o Linkages to curriculum on diet and exercise, geography, science;
o Central noticeboard for sustainable travel messages and information;
o Students to be encouraged to undertake travel surveys and to apply for
roles of Youth Travel Ambassador
o Live public transport information within the school;
o Induction information for all staff and students informing of sustainable
travel options and targets and how to secure Zip Oyster cards;
o Clear instructions to Sixth Formers that they are not permitted to bring
cars on site and are bound by the same VEZ.
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Parking and Servicing Management Plan
2.47

This document is appended to the submitted Transport Assessment and indicates how
different types of vehicles would access the site, including coaches, refuse, delivery and
emergency vehicles. It confirms that the education provider would manage access and
parking in line with the principles set out in the document. These can be summarised as
follows:








The ingress and egress points via Chiltern Road would be clearly signed. The
entry point would have a barrier system operated by a key fob system for staff.
Visitors would need to use an intercom to secure access. Refuse, coach and
delivery vehicles would activate a weight-based sensor to activate the gates.
All coaches, delivery and refuse vehicles will receive clear instructions to arrive
at the school outside peak times, typically after 9am-11am and 2pm-3pm. The
exception would be deliveries for the kitchen which would normally occur prior
to 7am
A banksman would be deployed where turning or reversing within the site is
required;
The car park would not be accessible by pupils. The barriers may be lifted
between 7am and 8am to ease access by staff.
If the school is open in evenings for performances or other functions, it is stated
that the car park would be managed to prevent obstructions.

Construction Management Plan (CMP)
2.48

A CMP has been submitted which explains the principles of site construction. The
principal details are as follows:
 No construction vehicles to be permitted to access the site via Chiltern Road
(east of the site’s eastern-most vehicular entrance);
 Site entrances to be manned and marshalled during construction hours;
 Site personnel and contractors to be instructed to access the site by way of
public transport wherever possible;
 Site personnel car park to be accessible only from the south of the site (light
vehicles only), via the existing hospital access road off Cotswold Road;
 Material storage and site compound facilities, including temporary cabin offices,
to be towards the centre and south of the site;
 Wheel washing facilities to be provided during the earthworks phase;
 Full compliance with specified local planning authority planning conditions
relating to construction working hours;
 Considerate Constructors’ Scheme to inform all site behaviours and
notification/updating of site neighbours;
 If piling foundations are required, ‘silent piling’ technology is to be employed to
minimise local disturbance through noise and/or vibration.
Energy and Sustainability

2.49

The following sustainability measures are proposed for the new school:


The building is aiming to meet the Passivhaus standard - a rigorous energy
efficiency standard, certified via the Passivhaus Institute, which provides a high
level of occupant comfort while using very little energy for heating and cooling;
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The proposed school has been energy modelled at design stage using the
Passivhaus Planning Package (PHPP) to estimate its energy demand for
heating, hot water and electricity. In the UK climate, a building is deemed to meet
Passivhaus criteria if the total energy demand for space heating and cooling is
less than 15kWh/m2/yr treated floor area, the frequency of overheating is limited
to a maximum of 10% and the specific primary energy demand is less than 120
kWh/m2/yr. (A building built to current Building Regulation requirements has a
typical space heating demand of 70-100 kWh/m2/yr);
As well as having high standards of insulation and fabric energy efficiency, the
scheme will optimise natural ventilation, night-time cooling, thermal mass, solar
shading and natural daylight to reduce mechanical system loads in accordance
with the Mayor’s energy hierarchy ‘Lean’, ‘Clean’, ‘Green’
Ventilation systems will utilise high-efficiency heat recovery to further reduce
primary energy consumption;
A 17kWp roof-mounted solar PV array is proposed which will reduce energy
demand and carbon emissions by around 10 tCO2;
The energy strategy for the development is predicted to deliver around a 42.2%
reduction in regulated CO2 emissions compared to Part L 2013;
Construction materials will be locally sourced and recycled where feasible, and
also reusable or recyclable upon decommissioning;
A range of SuDS measures including water butts, green roofs and soakaways
will be incorporated;
The timber frame will minimise embodied carbon;
All timber and timber based products will hold FSC certification or equivalent;
The development will provide a minimum 12.5% reduction in water
consumption and improvements in water efficiency through the incorporation of
rainwater harvesting and specification of sanitary fittings with low maximum flow
rates.

Harris Federation
2.50

The applicants advise that three Academy Trusts submitted bids to the Government to
run the proposed school, being the Diocese of Southwark, Cheam Academies Network
and the Harris Federation. The Department for Education selected the Harris
Federation.

2.51

The Federation is a not-for-profit charity and currently operates 41 Primary and
Secondary schools in and around London.

2.52

It is understood that the Federation has been regularly consulted on the design
evolution stage, since selection. They wish to open a co-educational mixed ability
Academy on the application site with a science-focused curriculum, in recognition of its
potential future links to the London Cancer Hub development. The school would be nonselective, with place allocation determined by pupil proximity.
Significant amendments to application since submitted

2.53

Further 14 days publicity was undertaken in February 2017 in relation to the receipt of
supplementary air quality information, specifically an Air Quality Neutral Assessment.
This was submitted to meet requirements of the Greater London Authority to
demonstrate that the development would be ‘Air Quality Neutral’, with particular regard
to NOx and PM10 emissions and associated mitigation measures. Plans were also
amended to clarify the provision of acoustic-specification rebound wire mesh fencing on
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the eastern boundary of the MUGA. Neither of these changes represent a significant
amendment to the originally submitted scheme but further public notification was
nonetheless considered to be appropriate in this case.
Pre-application Consultation
2.54

The applicants have submitted a Statement of Community Engagement with the
application which summarises the pre-application consultation with local residents, the
local planning authority (including the GLA) and other interested parties. This has
included:
 Four public exhibitions, held on 12 May, 13 June, 13 July and 15 September
2016;
 Direct mailing of exhibition invitations to approximately 3,200 properties in the
local area;
 Distribution of similar invitations and exhibition updates to Councillors, local
schools and other interested parties;
 Bespoke project briefings to a Resident Reference Group, held on four
occasions during April to September 2016, attended by representatives of the
applicants and neighbourhood forums from Belmont, South Sutton and
Cheam;
 Electronic project bulletins;
 Council website updates including FAQ details.
 A further 12 exhibitions in respect of the London Cancer Hub, incorporating the
secondary school project, have been undertaken as part of the emerging Local
Plan consultation process.
Several meetings have been held with Council planning, highway and environmental
officers, with a formal pre-application response from the local planning authority issued
in respect of the development on 19th October 2016. A copy of this advice has been
supplied with the submitted Planning Statement. Meetings have also been held with the
Greater London Authority and Transport for London, with related correspondence
similarly provided in the Planning Statement.

2.55

A copy of the exhibition material and notifications has been supplied with the Statement
of Community Engagement together with a summary of comments and the applicant’s
response. On average at least 40 written responses were received at each exhibition
event. Overall, the comments raised objections to the development with regard to road
traffic and parking, the suitability of the site for a school (generally considered to be
more appropriate to the north of the Borough), design and massing, means of access,
public transport inadequacies and potential community use. The appropriateness of the
Harris Federation as school provider has also been raised.

2.56

The Resident Reference Group provided direct comments following the project
meetings. The principal concerns related to transport impacts and the suitability of the
means of access to the site, the design and massing and landscaping. It has also been
suggested that the site layout has been unduly informed by the retention of the two
Cypress trees on the site frontage.

3.0

PUBLICITY
Method of Notification:

3.1

3186 letters were delivered to local addresses over a period of 3 days from 13 to 16
January, with a letter dated 17 January giving 21 days for submission of comments. The
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residential properties in receipt of direct written notification were based upon a zone of
approximately 1.2 sq. km, being the same properties notified by the applicants at the
pre-application stage, extending as far west as Avenue Road, north to The Downsway,
east to Pine Walk and Downs Road forming the southern extent.
3.2

Six site notices were displayed in locations along Chiltern Road, Cotswold Road and
Brighton Road. The site notices advertised the planning application as a departure from
the provisions of the adopted development plan in line with the provisions of the Town
and Country Planning (Development Management Procedure)(England) Order 2015.

3.3

Follow-up repeat neighbour notification letters were posted on 20 February 2017
advising of additional information received in respect of air quality assessment and
MUGA fencing. This second round of consultation provided a further 14 days for
responses.

3.4

Number of Letters Received:
A total of 259 letters of objection have been received from local residents and other
interested parties, which are summarised in the schedule of responses at Annex 1 to
the report. Two of these objections have been received since the second round of
public notification on 20 February 2017.
A total of 7 letters of support have been received and are summarised below.

3.5

Material Objections:

3.6

Due to the volume of objections received, a more detailed schedule of comments is
provided in Annex 1. By way of broad summary, the most frequently expressed
objections are as follows:


















3.7

Overdevelopment of a constrained site;
The school should be located further north, such as at Rosehill, where there is
greatest demand for school places;
Too many schools already in Sutton;
Development for a school is contrary to adopted planning policy;
Buildings should be sited further south on hospital land;
Increased traffic congestion and highways danger in local roads;
Increased on-street parking;
Transport Assessment findings and traffic surveys are flawed;
Site accesses will be dangerous;
The Travel Plan and voluntary measures will not succeed;
The roads are too dangerous to support cycling;
Harm to residential amenity by reason of noise, outlook, loss of light and
overlooking;
Excessive building massing and height;
Buses are already at over-capacity;
Increased pollution;
Insufficient recreation space for pupils;
Loss of trees;

In addition to the above, many objections have alluded to potential light pollution arising
from floodlighting of the MUGA. However, as noted in this report, there are no proposals
for floodlighting and this will be expressly prevented by way of recommended planning
condition 11.
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Belmont, South Sutton and South Cheam Neighbourhood Forum
3.8

The Forum raises objections on the following grounds:


















Few of the suggested improvements put forward by the Forum have been taken into
account in the submission;
The site layout is to heavily guided by the desire to retain the two Monterrey
Cypress trees on the site frontage, despite losing over 30 mature trees elsewhere;
The main ‘Civic Presence’ of the school frontage would be behind the Chiltern Road
hedge, with the main entrance having now moved to the side of the building – the
main frontage should be to the London Cancer Hub land;
Too much emphasis on the nurses’ accommodation to the west of the site, which
are likely to be demolished, rather than to residents of Chiltern Road;
The Council is expected to acquire more hospital land to the south providing an
opportunity to review the site layout with buildings set further back from Chiltern
Road and more open space on site – this has not been addressed in the application;
The site is not allocated in the development plan for an educational use;
Even if a departure from policy is accepted, the other requirements of the site
allocation policy must be met, but they are not because:
o There would be a major loss of over 30 deciduous trees on the site –
resulting in a deterioration in air quality, visual amenity and screening;
o The retained Monterrey Cypress trees are of questionable value and force
the MUGA to the east of the site, closer to residential properties
o There would be no improved access arrangements to the site – the
proposed junction remains as currently served off Brighton/
Cotswold/Chiltern Roads which is already too dangerous and there are no
proposed financial contributions to fund such improvements;
o Public transport infrastructure will be stretched beyond breaking point at
peak times, exacerbated by Overton Grange expansion – there is no
indication of how this would be mitigated and bus overcrowding will cause
problems for residents getting to work;
o There would be a major negative impact upon the amenity and functioning of
neighbouring uses
The MUGA will harm the amenity of neighbouring residential properties, in particular
12 Chiltern Road, as the MUGA surface would be roughly level with the property’s
guttering. Other houses along the south side of Chiltern Road rise gradually and
therefore have a clear view of the MUGA and will all experience noise and light
pollution;
Proposed tree screening along the boundary would be deciduous, so provide no
benefit in the winter months. Also they will grow tall, allowing sound to travel below
the canopies, whilst also causing shadowing to the dwellings;
The MUGA use should be restricted to school hours only and should not be floodlit;
School facilities generally should not be used after 1800 hours weekdays and not at
weekends;
There will be major traffic implications which are not adequately mitigated – there is
no funding commitment to enhance the Brighton/Chiltern/Cotswold junction which
would ordinarily be expected from a commercial developer.
Traffic queues already extend back to 12 Chiltern Road at peak times and parents
will make this worse causing gridlock and overflow traffic to adjoining roads;
Driveways will be blocked and on-street parking will disappear, in particular within
Shanklin village, Homeland Drive and Belmont Heights;
A comprehensive traffic management solution is required rather than the piecemeal
mitigation on offer with this application;

Page 23












Agenda Item 3

With most pupils in the north and centre of the Borough, the proposed school
location will result in more traffic;
There is no indication as to the rights that might be available for the school to utilise
the Park and Stride facility on hospital land or how this would be delivered if the
London Cancer Hub development comes forward;
The Park and Stride will not be used as too far from the school entrance;
The proposed Voluntary Exclusion Zone will be impractical and its impact will be
negligible;
The proposal will be overly dominant to Bassett Close and Chiltern Road properties
adjoining Bassett Close. Whilst there have been attempts to lower the frontage, this
will still be a massive building with high level roof plant adding to this impact – this
makes the building effectively 5 storey;
The design will be out of keeping with Chiltern Road, being primarily 2-storey
houses with set-back;
The ‘Civic Presence’ of this school should not front Chiltern Road which is of very
different scale and materials. Equally, the new entrance from the side of the building
would clearly not be at the ‘front’ of the building and is being disguised by the
proposed artwork;
The proposal fails to comply with adopted Policies DM1 (Character and Design),
DM2 (Protecting Amenity) and DM20 (Assessing the Transport Impact of New
Development), with particular regard to unacceptable impacts upon:
o Tree losses;
o Scale, massing and height not appropriate to setting or townscape function;
o Design and layout would not complement or improve the area’s character;
o Overlooking;
o Noise and vibration;
o Traffic movement and car parking; and
o Inadequate traffic mitigation measures.

3.9

Summary of comments in support:

3.10

A total of 7 representations in support of the application have been received, making the
following comments:











3.11

There is a strong demand for school places that needs to be met;
The local population around the school site comprises elderly occupiers without
children, who do not recognise the need for a school;
The Rosehill site should not be regarded as an alternative to the application site both sites are needed to meet existing demand;
There is no other brownfield site available;
Concerns about car use are ill-founded as most secondary school pupils travel by
public transport or cycle;
Traffic impacts are only for a short period during the morning and afternoon
There is staff parking on site;
The Brighton Road junction is to be re-designed anyway;
Local children will benefit from a modern Passivhaus school with the opportunities
afforded by potential links to the London Cancer Hub; and
The design of the school is more attractive than the original buildings.

Summary of non material representations:


Will Council make an impartial planning decision despite having spent between £910m (on acquiring the site?);
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There are covenants on the allotments (west of the application site) and on the
hospital site requiring medical uses only;
Loss of house values which must be compensated;
There will be a combined legal challenge by residents of Chiltern Road;
Council Taxes are already too high and will rise further;
Council tax should be reduced to compensate Chiltern Road residents;
Like Brexit, Councillors are out of touch with their residents and are just pushing this
through;
Respect for Sutton Councillors and Planners will fall if this is approved;
Those making decisions on this application will not suffer the consequences;
Residents should be compensated as it is their money being spent and the claims
against the Council will be a financial drain on Council budget such that the school
costs will pale into insignificance;
Harris Federation results fall below those of the Greenshaw Learning Trust;
No explanation as to why Harris Federation won the bid ahead of the Diocese of
Southwark;
This is just about getting the most ‘marketable’ site, especially for weekend and
holiday periods;
This is another Council ‘vanity project’ like the Life Centre;
Waste of tax payers money;
Council should sell the land and use the money for schooling and other projects
elsewhere;
Construction disturbance will be horrendous;
You must plan for at least 1-2 cars per household in Sutton;
We don’t want to be another Croydon;
The loss of trees is contrary to the Sutton tree logo;
The school will benefit Banstead children at Sutton expense;
The Transport Assessment cannot be objective as paid for by the Council;
The under-croft car park would be too expensive;
There is existing on-going air traffic and helicopter noise; and
There is already constant construction noise in the area.
In support:



Lack of places will only make schools even more selective.

Official Consultation
3.12

Councillor Representation: None.
Internal

3.13

Principal Highway Engineer: No objection, subject to conditions. The TA and
methodology used for data collection, trip generation and forecasting are in line with all
current standards and guidance papers and as such the outputs in the document are
considered sound and acceptable from a transport planning perspective. It is noted that
health and residential land uses could come forward on this site, in line with
development plan policy, giving rise to similar traffic impacts to those identified in the
TA. The base traffic data indicates that the local road network experience through traffic
issues. Traffic impacts will be incremental as the school grows.
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3.14

It is confirmed that Local Implementation Plan (LIP) funding has been secured to design
and consult upon an upgraded Brighton Road/Cotswold Road/Chiltern Road junction
and that it is anticipated that these works would be included in the 2018/2019 LIP
submission to secure completion of these works.

3.15

The site layout in terms of vehicular, pedestrian and cyclist access is acceptable. The
proposed off-site highway works are acceptable, although some measures proposed in
the TA are considered to be part of on-going local highway authority maintenance works
(further detail provided in section 5.0). Any Grampian-type condition should ensure that
off-site works are adapted as required to comply with the main LIP-funded junction
improvements.

3.16

The submitted School Travel Plan (STP) is considered generally acceptable but should
focus more on enhancing cycling opportunities. The STP proposes the setting up of a
local steering group and it is recommended this is secured by planning condition, and
that such meetings include representatives from the local community and local
Councillors and that such meetings are held quarterly.

3.17

Site parking management should include measures to ensure sixth formers do not park
in local roads. Coach access should only be permitted outside peak times.

3.18

The proposed Voluntary Exclusion Zone and Park and Stride facility are welcomed in
principle. As a new school, there is an excellent opportunity to engrain behaviours
sought through these measures and other proposed sustainable transport principles.

3.19

It is recognised that existing TfL bus services require expansion and this needs to be
secured.

3.20

Recommend conditions include the securing of an updated Construction Method
Statement, off-site highway improvements (subject to a prior Stage 2, 3 and 4 Safety
Audit), updated School Travel Plan and Servicing and Parking Management plan
reflecting comments above.
Flood Risk Officer: No objection, subject to conditions. Notes that there are two
drainage schemes proposed – one based on infiltration plus additional SuDS measures
including green roofs, water butts, porous surfaces and open water features. Conditions
are recommended to require detailed confirmation of the final drainage approach for the
site and to ensure continued surface water drainage performance in line with the
Mayor’s drainage hierarchy.
Tree Officer: No objection, subject to conditions. The proposed tree species are
generally appropriate but some replacement species are recommended. Details of tree
pit design are critical and must be agreed in advance of planting. The proposed
encroachment on root protection areas (RPAs) is acceptable being at less than 10%.

3.21

Environmental Health Officer (Contaminated Land): No objection, subject to
conditions. The reports have been completed in accordance with best practice. No
further site investigation or remedial work is required. Conditions should be added to
address unexpected identification of contamination during construction and compliance
with the recommended Unexploded Ordnance (UXO) risk testing and verification
measures in the submitted report.

3.22

Environmental Health Officer (Dust and Air Quality): No objection, subject to
conditions. The Air Quality Assessment (Dec 2016) finds that the site would be suitable
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for the end use without mitigation measures being needed. Air Quality benchmarks for
NO2 would not be exceeded and health risks would therefore be deemed negligible.
3.23

The subsequently submitted Air Quality Neutral Assessment is considered acceptable,
subject to the stipulated mitigation measures being implemented. The benchmark
guidance for the assessment is B1 (offices) for peak time travel, as no comparable
benchmark exists for D1 schools. This is considered to be robust and a ‘worst-case’
scenario, as is the assumed average travel distance to school of 10km.

3.24

Environmental Health Officer (Noise): No objection, taking into account the clarified
boundary treatment to the MUGA, subject to conditions controlling the hours of
construction, hours of use of the MUGA (whether by the school or local community),
provision of MUGA fencing prior to first use (and permanent retention thereafter), the
number of annual external staged events and associated time restrictions. A further
condition is recommended to seek a piling method statement where piling is to be
undertaken. Floodlighting to the MUGA is also recommended to be expressly forbidden
without prior written approval from the local planning authority. A planning condition is
recommended in this regard, but it should also be noted that planning permission would
be required for such lighting.

3.25

Waste Management: No objection. Bins will need to be pulled out by refuse crews and
a risk assessment will need to be undertaken.

3.26

Urban Design Officer: No objection, subject to conditions securing further details of
external materials including timber and metal cladding and means of enclosure. The site
needs to create its own distinctive character. The current layout responds positively to
the main site constraints such as topography, existing trees, access points and
boundary conditions to successfully accommodate challenging requirements of the new
school without compromising its operation. The primary entrance is located at northwest corner of the site creating an active frontage to the new public realm. Building
blocks are organised around courtyards providing much needed spill over spaces for
the assembly hall and dining room at ground floor level. Classroom layout responds well
to the faculty clusters and organised to optimise natural daylight, ventilation and
efficiency of use.

3.27

The MUGA provision is accommodated with an innovative design that uses the site
topography and provides a car park below. It is adjacent to the outdoor playground and
sports hall. This configuration would facilitate the out-of-hours community access.
Service access and cycle parking is resolved in relation to the main visitors and pupil’s
entrance.

3.28

The proposal maintains the green and suburban character along Chiltern road by
setting away new buildings as far back as feasible. Further, a stepped massing of two
and a setback storey mediates the change in scale. The maximum building height is
planned in the central section of the block and towards the south of the site, thus
minimising any direct impacts on the adjacent neighbours. The landscaped buffer strip
along the eastern boundary safeguards the future north-south links to the LCH campus
and also provides a sufficient separation for residential properties along Chiltern Road.
The local townscape views clearly demonstrate no detrimental impact and in some
cases significant improvements to the existing townscape. Emphasis on horizontal
proportions along Chiltern Road, with the exception of places where louvers are
proposed helps to reduce any perceived visual impacts of change in scale and massing.
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3.29

A combination of timber and metal cladding with louvers, deep recesses, wide windows
and a brick plinth create an interesting interplay of forms and respond to the
environmental requirements. Highlight material such as Cor-ten steel or copper and
using yellow colour would help with legibility of entrances and giving a more distinctive
visual appearance. The proposed scheme fits well within the long term vision for the
area and provides a high quality indoor and outdoor learning environment.

3.30

Biodiversity Officer: No objection, subject to conditions to secure the implementation
and on-going management and monitoring of the proposed habitats and biodiversity
enhancements. The submission demonstrates a good awareness of local context and
biodiversity issues. A Landscape Management Plan should be secured, prior to works
commencing on site, as should details for the creation and management of the
biodiverse roofs, in line with submitted drawings.

3.31

A series of recommended changes to the planting schedules have been proposed,
notably in respect of the meadow wildflowers, reed bed/swale area, pond and amenity
lawns. These are to be noted as a recommended Informative.

3.32

Sustainability Officer: No objection, subject to conditions. The proposed sustainability
measures reflect pre-application discussions.

3.33

Housing Enabling: no objection

3.34

Director of Education: Any response to be reported to Committee orally.
External

3.35

Greater London Authority: The delivery of a new six form entry school is strongly
supported. The proposals provide a high quality learning environment that responds
well to its context. The layout of the school has been informed by a thorough site
analysis and responds well to the opportunities and constraints of the site. The retention
of existing trees on the northern part of the site with a large area of landscaping is
strongly supported. The proposals have been developed with regard to existing
boundary conditions with setbacks to reduce impacts upon existing residential uses and
with regard to future development of the London Cancer Hub.

3.36

The variations in height assist in articulating the massing whilst the different volumes
give distinct character to the different elements of the school. The façade treatments
align with the sustainability aspirations of the project and are supported. Given that the
surrounding building heights are predominantly 2 to 3 storeys, and in light of the civic
nature of the building, the proposed heights are appropriate in this context. The loss of
trees is unavoidable to allow the efficient development of the site, but replacement
planting of appropriate mature species should provide a net gain. Cycle parking is in
accordance with London Plan standards.

3.37

However, car parking spaces should be reduced and the Park and Stride facility is not
supported as it will undermine other measures to encourage the reliance upon more
sustainable modes of transport. Reduced parking would also have a benefit in providing
more open space on the site. The proposed development, whilst generally acceptable in
strategic planning terms, does not fully comply with the London Plan by reason of the
excessive provision of car parking which should be reduced. A maximum of 47 on-site
spaces is strongly recommended representing 50% of staff trips. The Park and Stride
facility does not stipulate the number of spaces and how this would be managed.
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The proposed school is predicted to generate an uplift of 559 bus trips during the AM
peak and 547 bus trips in the PM peak, representing a considerable increase in
demand. Routes 80, 280 and S1 will require capacity enhancements, funded by the
applicant. This enhancement equates to four additional return journeys, specifically:




Route 80: one extra return journey by 2022;
Route 280: one extra return journey by 2021; and
Route S1: two extra return journeys by 2019. However, as these are small buses, it
would be more cost-effective to provide two return journeys on a new school route.

3.39

In addition, a second passenger lift should be provided close to the southern stairwell of
the 4-storey block. Additional modelling is required to demonstrate that the development
would meet Passivhaus standards.

3.40

The School Travel Plan, Servicing and Parking Management Plan and Construction
Management Plan must be secured by condition, including measures for review and
monitoring.

3.41

If the Council subsequently resolves to grant permission on the application, it must
consult the Mayor again under Article 5 of the Order and allow him fourteen days to
decide whether to allow the draft decision to proceed unchanged, or direct the Council
under Article 6 to refuse the application.
Transport for London (TfL): The capacity of bus services has been analysed and it
has been found that capacity enhancements are required for the services 80, 280 and
S1. Route 80 would require an extra bus in one direction by 2022. Route 280, another
bus in each direction by 2021 and Route S1 additional capacity by 2019. It is
recommended that a new school route using double decker buses could be a more
cost-effective solution. Additional funding is therefore required to deliver these
improvements. Based upon the following assumptions:




1 x school day only single journey on the 80 - £60,000 per annum
1 x school day only return journey on the 280 - £75,000 per annum
2 x return journeys on a new school route (route not yet identified) -£150,000 per
annum

The total requested funding for a 3 year period would be a maximum of £855,000,
although the full amount would not necessarily be drawn down.
This is to be funded by TfL, subject to the receipt of Government funding for Free
School development. As Government funding is yet to be confirmed, the applicants
have been requested to commit to cover the necessary bus route enhancement costs
over a 3 year period, in the event that Government funding is not forthcoming. This is to
be secured by way of a legal undertaking from the Council to TfL (discussed further in
section 5.0 below and in the formal Recommendation).
3.42

Environment Agency: No objection, subject to conditions in respect of previously
unidentified contamination, drainage control (in respect of Controlled Waters) and piling
details.

3.43

Sport England: No objection, subject to conditions securing community use of the
proposed sports facilities. A community sized four court sports hall should normally
measure 20 x 34.5 x 7.5m.
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3.44

Thames Water: No objection is raised in respect of sewerage capacity.

3.45

London Fire Brigade: Any response to be reported to Committee orally.

3.46

Sutton and East Surrey Water: Any response to be reported to Committee orally.

3.47

Historic England (Archaeology): No objection, subject to a condition allowing a
construction phase watching brief over the excavation of the identified WW2 air raid
shelter on the site, so that full details can be recorded.

3.48

Designing Out Crime Officer: No objection

3.49

Reigate and Banstead Borough Council: Any response will be reported to Committee
orally.

3.50

Surrey County Council: No objection. It is anticipated that the majority of pupil intake
would be from within the Borough so no adverse impacts on wider parts of Surrey are
expected.

3.51

Sutton Police: Any response will be reported to Committee orally.

3.52

Sutton and Merton Primary Care Trust: Any response will be reported to Committee
orally.

3.53

Ofsted: Any response will be reported to Committee orally.

3.54

National Grid: Any response will be reported to Committee orally.

3.55

London Ambulance Service: Any response will be reported to Committee orally.

3.56

Councillor Representation: None.

3.57

Environmental Impact Assessment (EIA)

3.58

The development, comprising a non-residential urban development project on a site of
more than 1.0ha in area, falls within category 10(b) of Schedule 2 of the Town and
Country Planning (Environmental Impact Assessment) Regulations 2011 (as amended).
Accordingly, the applicants on 2 August 2016 requested the Council as local planning
authority to adopt a screening opinion. On 19th August 2016 (pursuant to regulation 26
of the Regulations) the Council confirmed that the proposed development is not
considered to constitute EIA development with regard to the characteristics of the
development, the environmental sensitivity of the area and the characteristics of
potential impacts.

3.59

An updated screening opinion was issued by the Council following submission of the
current planning application to reflect minor variations to the development parameters
considered under the first screening opinion request. This confirmed no change to the
original opinion, that the development would not be EIA development.

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
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considerations indicate otherwise.
The development plan for the London Borough of Sutton comprises the following
documents:
•
•
•
•

London Plan 2016
The Core Planning Strategy December 2009
The Site Development Policies Development Plan Document (DPD) March 2012
South London Waste Plan March 2012

Also a material consideration in the determination of this planning application is:
•
•
•
•
•
•
•
•

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
The Mayor’s Transport Strategy 2010
Adopted London Borough of Sutton Supplementary Planning Guidance
Documents
Draft Sutton Local Plan 2016-2031 (Submission Consultation - Dec 2016)
Human Rights Act 1998.
Equality Act 2010
The London Cancer Hub Development Framework (2016)

Material Planning Policies:
London Plan 2016
1.1
2.6
2.8
3.1
3.2
3.16
3.18
3.19
5.2
5.4
5.5
5.6
5.7
5.9
5.11
5.12
5.13
5.14
5.15
5.21
6.2
6.3
6.4
6.9
6.11
6.12
6.13
7.1
7.2
7.3

Delivering the Strategic Vision and Objectives for London
Outer London: Vision and Strategy
Outer London: Transport
Ensuring Equal Life Chances for All
Improving Health and Addressing Health Inequalities
Protection and Enhancement of Social Infrastructure
Education Facilities
Sports Facilities
Minimising Carbon Dioxide Emissions
A Electricity and Gas Supply
Decentralised Energy Networks
Decentralised Energy in Development Proposals
Renewable Energy
Overheating and Cooling
Green Roofs and Development Site Environs
Flood Risk Management
Sustainable Drainage
Water Quality and Wastewater Infrastructure
Water Use and Supplies
Contaminated Land
Providing Public Transport Capacity and Safeguarding Land for Transport
Assessing Effects of Development on Transport Capacity
Enhancing London’s Transport Connectivity
Cycling
Smoothing Traffic Flow and Tackling Congestion
Road Network Capacity
Parking
Lifetime Neighbourhoods
An Inclusive Environment
Designing out crime
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7.5
7.6
7.7
7.8
7.14
7.15
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Local Character
Public Realm
Architecture
Location of Tall and Larger Buildings
Heritage Assets and Archaeology
Improving Air Quality
Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes
7.19
Biodiversity and Access to Nature
7.21 Trees and Woodland
London Borough of Sutton Core Planning Strategy 2009
PMP2
PMP3
BP4
BP5
BP6
BP7
BP9
BP10:
BP12
BP13
DP1
DP2
DP3

Suburban Heartlands
Community Regeneration Areas
Education and Skills
Improving Health & Wellbeing
One Planet Living
Flood Risk and Climate Change Adaptation
Enabling Smarter Travel Choices: An Area Wide Approach
Transport: Strategic and Borough-Wide Proposals.
Good Urban Design and Heritage
Taller Buildings
Effective Partnership Working
Planning Obligations
Infrastructure Requirements and Delivery

Site Development Policies DPD 2012
DM1
DM2
DM3
DM4
DM5
DM6
DM7
DM8
DM9
DM10
DM11
DM12
DM13
DM17
DM19
DM20
DM21
DM22
DM31
DM41

Character and Design
Protecting Amenity
Enhancing Streetscene and Public Realm
Historic Environment
Sustainable Design and Construction
Climate Change Mitigation
Flood Risk
Climate Change Adaptation
Water Supply, Water Quality and Sewerage Infrastructure
Air Quality
Contaminated Land
Noise and Vibration
Light Pollution
Biodiversity, Habitats and Species
Promoting Sustainable Transport and Accessibility
Assessing the Transport Impact of New Development
New Development and the Highway Network
Parking
Social and Community Infrastructure
Site Allocations (Site BW6)

Supplementary Planning Guidance/Documents
SPD1 Designing Out Crime (April 2005)
SPD5 Planning Obligations (April 2014)
SPD13 Transport Assessments and Travel Plans (June 2008)
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SPD14 Creating Locally Distinctive Places (Jan 2008)
Sustainable Transport Strategy (June 2015)
5.0

PLANNING CONSIDERATIONS

5.1

The main considerations in relation to this application are:















Land Use Principle
Scale, Massing and Layout
Design
Residential Amenity
Traffic & Parking
Trees and Landscaping
Biodiversity
Noise and Air Quality
Land Contamination
Flood Risk and Drainage
Archaeology & Heritage
Energy and Sustainability
Crime Prevention
Community Use

5.2

Land Use Principle:

5.3

Policy 3.18 of the London Plan encourages joint working with the Greater London
Authority and Local Education Authority, local strategic partnership and users to make
adequate provision for education facilities. The National Planning Policy Framework
(NPPF) states that local planning authorities should, “give great weight to the need to
create, expand or alter schools.”

5.4

Policy 3.18 of the London Plan states that development proposals which enhance
education and skills provision will be supported and those which address the current
projected shortage of school places will be particularly encouraged. The policy goes on to
say that proposals for new schools should be given positive consideration and should only
be refused where there are demonstrable negative local impacts which substantially
outweigh the desirability of establishing a new school which cannot be addressed through
the appropriate use of planning conditions or obligations.

5.5

The adopted Core Planning Strategy (CPS) sets out Strategic Objectives, including SO3,
which says that the Council will promote social inclusion by ensuring equality of
opportunity and accessibility to essential local services and facilities. Policy BP4 states
that the Council will work with its partners to support the provision/improvement of
education and training facilities to meet the educational needs of the community. It is also
to be noted that the majority of the application site falls within a designated ‘Priority
Community Regeneration Area’ (Policy PMP3 of the CPS) which states that the Council
will support programmes for the improved access to education and employment
opportunities. Development in these areas should contribute to the provision of and
access to social and community facilities.

5.6

Policy DM31 of the SDP states that the Council will grant planning permission for new
social and community infrastructure which are accessible by a range of transport modes,
in particular walking, cycling and public transport, the siting and scale is appropriate for
the community to which the facility is intended to serve, is designed to maximise potential
for shared use of premises and playing fields and would not give rise to unduly adverse
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environmental effects. Large developments should be located within or at the edge of
town centres or other areas of high public transport accessibility.
5.7

The application site forms part of a wider site allocation for mixed use health and
residential land uses on the Sutton Hospital complex in the current Development Plan
(Site Allocation BW6, Development Policies Document 2012). It envisages that there
would be at least 1.0ha of health uses and approximately 330 residential dwellings. Policy
DM41 of the adopted SDP states that other uses on these sites would be opposed.

5.8

The draft Sutton Local Plan (December 2016) allocates the application site specifically for
the provision of a secondary school alongside expansion of the Institute of Cancer
Research). This would form the first of four potential ‘waves’ of development of the LCH,
as set out in Policy 2 and site allocation LCH1 of the draft plan, although the delivery of
school site is not contingent upon subsequent LCH development. It should be noted,
however, that only limited weight can be attached to these policies as material
considerations in planning decisions at the current time, pending completion and
evaluation of responses to the second round of public consultation, the submission of the
plan for formal Examination in Public and ultimately adoption towards the end of 2017.

5.9

As required by section 38(6) of the Planning and Compulsory Purchase Act 2004,
planning applications must be determined with regard to the development plan, and the
determination shall be made in accordance with the development plan unless material
considerations indicate otherwise. The current Development Plan policy DM41 states that
land uses other than those set out in the site allocation shall be opposed. Consequently,
the proposed development of the application site for a secondary school is a departure
from the adopted development plan and has been advertised accordingly. It is therefore
necessary to specifically address whether or not there are material considerations in
justifying such a departure. In doing so, the implications for the allocated land uses of
health and housing must be addressed, alongside the need case for the new school. The
local planning authority must then balance the weight to be afforded to these material
considerations against the prevailing development plan policy
Educational Need

5.10

The 2016 London Plan states that local authorities’ strategic role is to take a proactive,
positive and collaborative approach to development that will widen choice in education,
promoting a good supply of strong schools and encouraging the development of
Academies and Free Schools. Local authorities will also still be required to fulfil their
statutory duty to secure sufficient school places within their areas. London Plan policy
3.18 states that development proposals which enhance education and skills provision will
be supported, including new build, expansion of existing or change of use to educational
purposes. Those which address the current and projected shortage of primary school
places and the projected shortage of secondary school places will be particularly
encouraged.

5.11

This planning application has been submitted on behalf of the Council’s Head of Pupil
Based Commissioning, tasked with meeting the Council’s statutory requirement to match
school places with evidenced need. In support of the application, an Education
Justification Statement has been submitted, which is reproduced in Annex 3. This states
that since 2009, the Borough has created 4,350 additional primary school places to meet
the growing demand as the population has increased. The growth in the primary sector
will follow through into the secondary sector. To meet some of this need, 10 of the 14
existing secondary schools have already been expanded creating 1,500 additional places.
However all of these spaces are now largely full at Year 7. Based upon school census
data, there would be approximately 500 more Year 6 pupils requiring a secondary school
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place by 2020, which cannot be met by existing capacity. Even with the construction of a
secondary school proposed for the application site and a first year intake of 195 pupils in
September 2018, there would remain a shortfall of some 305 places around 2019/2020. In
response to this shortfall, the Partnership of Secondary Schools in Sutton (PSSS) has
specifically requested the Council to create a workable plan to address this shortfall.
5.12

A Borough-wide secondary school assessment was undertaken in 2016, confirming the
need for at least 2 new secondary schools in the short- and medium-term. This evidence
informs draft Policy 1 and Policy 20 of the draft Local Plan, which provide support for the
development of two new secondary schools, with possible provision for a third, subject to
demand and other factors including the rate of growth over the Plan period. Two sites are
allocated to address this requirement: the application site, as the first of four waves of the
LCH development (LCH1) and the Rosehill Recreation Ground (S98) in the north of the
Borough.

5.13

It is considered appropriate to briefly outline the process of site selection in the context of
the departure from adopted policy. In December 2013, the council undertook a search for
secondary school sites from a long list of 290 private and publicly-owned sites using the
following criteria: (1) over 2ha in size, (2) over 1km from the borough boundary, (3) no
new construction on site since 2004, (4) likely to be delivered. The result of the site
search produced one brownfield site: Sutton Hospital, then the Rosehill All Weather Pitch
together with the vacant Land to the West of Carshalton Athletic, 6 allotments and 13
pieces of public open space.

5.14

In October 2015, the council undertook a further site search to identify both secondary
and primary school sites. The search comprised 267 private and publicly-owned sites with
the following criteria: (1) over 0.4ha in size, (2) above a Public Transport Availability of 1
(the lowest); (3) further planning considerations and deliverability. The shortlist for
secondary school sites were those which were consulted upon as part of the Local Plan
Issues and Preferred Options consultation, a document which had been approved by the
Housing, Economy and Business Committee in January 2016. The shortlist comprised:
Sutton Hospital, the Sutton West Centre, Civic Centre, Robin Hood Junior School, part of
a regenerated Chaucer Estate, part of a regenerated Benhill Estate, part of a regenerated
Collingwood Estate, Collingwood Recreation Ground, Part of Rosehill Recreation Ground
and the Tennis Centre Rosehill.

5.15

Following the Local Plan Issues and Preferred Options consultation, it became apparent
that a number of sites on the list in the document were no longer available or the
deliverability of certain sites had changed. The Sutton West Centre and Robin Hood
Junior School were considered too small and it became apparent that the Civic Centre
and regenerated estates would be unable to support a new school. Furthermore, the
Tennis Centre changed ownership.

5.16

Following a final review of sites, it was considered that Sutton Hospital was the only
available brownfield site of sufficient size to accommodate a secondary school and part of
Rosehill Recreation Ground and part of the Tennis Centre was the most suitable
greenfield site.

5.17

It is acknowledged that many of the representations received have questioned the basis
for siting a school on this site, as opposed to further north, including the Rosehill site. This
is largely argued on the premise that the majority of pupil demand is to the north of the
Borough. The application has therefore also been accompanied by a School Catchment
Analysis (at Annex 4 of this report). It is emphasised that even where admissions criteria
are known, assessing the likely catchment of a school is complicated by a significant
number of factors including, by way of example, the location of existing primary school
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pupils, school selection criteria, changing patterns of demand, spatial, transport and
parental preferences.
5.18

The analysis finds that typically pupils will live within 3km of a secondary school and that
of the 7,208 primary age pupils living within this radius, some 90% have a Sutton address
and 10% towards Banstead or Epsom to the south. There is also a concentration of pupil
growth in central Sutton and not particularly focused to the north. Furthermore, evidence
is provided showing that there is greater choice of non-selective comprehensive schools
in the north of Sutton, whilst residents to the east or south of Sutton have relatively less
choice (concentrated in Overton and Stanley Park schools). As the site is considered to
be reasonably accessible by walking, public transport and cycling (discussed further in the
Transport section below), the case for the siting of a secondary school at the application
site is considered to be clearly justified.

5.19

The case put forward in this application is therefore one of compelling need. The 2016
London Plan is clear in its support for new secondary schools in such circumstances,
unless demonstrable negative impacts (that cannot be mitigated) are considered to
substantially outweigh the benefits of providing a new school. It is also material that the
application site is the only brownfield site in the Borough capable of delivering a new
secondary school in the short-term and in line with the NPPF, the development of
brownfield sites should be delivered before other sites are considered. It is also material
that the application has been submitted on behalf of the Head of Pupil Based
Commissioning in order to meet the Council’s statutory duty to maintain sufficient supply
of education places for its population.

5.20

As such, and providing there is no other demonstrable harm (considered elsewhere in this
report) arising which must be given greater weight, this evidence is considered to weigh
strongly in favour of the proposed use of this site for the delivery of a new secondary
school and to allow a departure from the development plan in this instance.
Health use

5.21

The application site comprises 1.6ha of the 7.6ha BW6 allocated site. It falls within a subarea (Area ‘A’, 5.0ha) which in turn abuts two further areas (‘B’ and ‘C, 1.8ha and 0.8ha
respectively). At the time of writing this report, the Epsom and St Helier Trust (ESHT) is,
with the exception of the application site, the sole owner of the remaining areas of site
BW6.

5.22

The application site has been released by the ESHT to the Council for development, with
6.0ha of land remaining for potential mixed residential and health uses. It should be noted
that site allocation BW6 suggests that, subject to the allowance of a minimum of 1.0ha of
the site for health purposes, in principle the remainder of the 7.6ha allocated site could be
developed for housing purposes. Equally, it is noted that the site allocation, as reinforced
by policy DM41, allows the development of Area A subject to ensuring that sufficient land
is available to meet the healthcare needs of the Borough. As such, it is necessary to
consider the most up-to-date evidence of the Council’s healthcare needs.

5.23

The Council has worked closely with health providers in drafting the new Local Plan and
LCH Framework. This includes NHS England, Sutton Clinical Commissioning Group, the
Healthy Urban Development Unit, NHS Property Services and Sutton Public Health. The
outcome of these discussions is set out in the Infrastructure Study 2016 which forms part
of the evidence base for the draft Local Plan. The LCH Framework masterplan has also
been agreed with the existing NHS hospital trusts, Sutton CCG and Sutton Public Health
with no objection raised to the release of the application site for the provision of a
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secondary school. Indeed, it is envisaged that the school would complement the LCH,
potentially with a science-focused curriculum.
5.24

London Plan policy 3.16 supports development proposals that provide high quality social
infrastructure in the light of local and strategic needs. The GLA consultation response has
acknowledged that there would remain sufficient land on the wider BW6 site to provide
the necessary health care facilities. As such, it is considered that there is no evidence to
suggest that the loss of the application site to a non-health land use would prejudice the
delivery of health services in Sutton and therefore the departure from the adopted site
allocation policy is acceptable as it would not result in demonstrable harm to the
attainment of Borough wide land use planning policy in relation to infrastructure needs.
Housing

5.25

The submitted Planning Statement, in addressing the departure from the development
plan, has estimated that a pro-rata allocation of the indicative density of 330 residential
units appropriate for the BW6 site (allowing for 1.0ha for a health facility), would suggest
approximately 80 residential units could be provided on the application site. These figures
are of course highly indicative but are not considered to be an unreasonable estimate for
the purposes of this report.

5.26

In weighing the potential release of the site for educational land use, it is necessary to
consider the implications of the loss of part of the allocated site on housing supply. The
April 2016 five-year Housing Land Supply Assessment finds that the Council requires the
provision of 1,906 units (plus 5% buffer required by the NPPF) over the period 1 April
2016 – 31 March 2021. In considering deliverable dwellings under construction, with
planning permission, on allocated sites, unallocated brownfield sites and sites with ‘Prior
Approval’ (under provisions of the Town and Country Planning (General Permitted
Development)(England) Order 2015), a total of 2,445 housing units are deliverable in this
period, amounting to 6.7 years’ supply.

5.27

Bearing in mind that the application site is not included in the above figures, there is no
evidence to suggest that its release for educational use would prejudice the ability of the
Council to meet its housing land supply obligations or more specifically to prevent the
delivery of the estimated 330 housing units on the remainder of the BW6 site or
elsewhere in Sutton. In addition, it is notable that the adopted BW6 site allocation does
not anticipate delivery of the allocation until the period 2020-2025. The draft Local Plan,
due for adoption later this year, will replace the existing and increasingly out-of-date
development plan and take forward the delivery of assessed housing need in the context
of an up-to-date evidence base that supports the release of this site for educational
purposes.
Conclusion on Land Use Principle

5.28

The need case for new secondary school places in Sutton is considered to be compelling.
In addition, for the reasons set out above, the Borough-wide land use requirements for
housing and health provision would not be prejudiced by the release of this site for
educational use. With regard to the requirements of policy DM31, the development is
considered to be accessible by a range of transport modes (discussed elsewhere in this
report), would provide facilities accessible by the local community and for the reasons set
out below would not give rise to unduly adverse environmental effects. Whilst it is
recognised that the site is not a town centre or edge-of-centre site and has a PTAL2 (low)
rating of public transport accessibility, this must be weighed against the compelling need
for the new school and the absence of any other immediately available and deliverable
brownfield sites in the Borough.
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5.29

Whilst the use of the site for educational purposes would be a departure from the site
allocation in the adopted development plan, it is clear that the identification of deliverable
sites for required health and residential development under both the adopted and
emerging development plan is not prejudiced by this application. The development would
re-use land that has been previously developed, in line with the core planning principles
set out in the NPPF. Equally, the proposed development would meet other adopted
development plan policies, including those for the purposes of community regeneration
(PMP4) and at the strategic (London Plan) and national level which is explained in more
detail in the subsequent sections of this report. The GLA have confirmed in their
consultation response that the delivery of a new six form entry school is strongly
supported in the context of London Plan policy 3.16, noting that the ability of the Council
to deliver the necessary land for housing and health uses would not be undermined.

5.30

There has been reference made in representations to the planned acquisition by the
Council of additional Epsom and St Helier Hospital Trust land to the south of the
application site and that the school ought to be accordingly placed further south. This
proposed acquisition remains under negotiation at the current time. However, the local
planning authority is required to determine the planning application as currently submitted
and on its own planning merits. In this regard, the application site is immediately available
and deliverable for the purposes of meeting the compelling need for a new secondary
school and this weighs heavily in favour of the proposal.

5.31

The development would also deliver benefits which are considered to be material
planning considerations to be weighed against the development plan site allocation, and
discussed in more detail later in this report. It would be the first secondary school in the
UK to be constructed to the Passivhaus standard, providing high performance climate
change mitigation and adaptation, in line with the energy hierarchy in the London Plan.
Subject to further performance modelling evidence, to be secured by planning condition
28, the GLA and the Council welcome this approach. In addition, the development is
considered to enhance the existing townscape through the introduction of a well designed
civic building comprising distinctive energy efficient design and high quality materials in a
landscaped setting. A net gain in tree planting is proposed on the site alongside potential
community access to the school sports facilities.

5.32

It is acknowledged that many of the objections received to the application state that the
school would be more appropriately sited to the north of the Borough and numerous
references have been made to the ‘Rosehill’ site as being a more suitable site. The
location of the school as proposed has been addressed above and in the evidence
submitted in support of the application by the Council’s Head of Pupil Based
Commissioning. Furthermore, in considering the availability of suitable sites against set
criteria, and as a requirement of the NPPF, it is important to show that the development of
the site for the purposes in question is deliverable and viable within the Plan period. The
search for suitable school sites sought to identify sites owned by the Council of a suitable
size and which were not located on Green Belt or Metropolitan Open land, but on
previously developed (or brownfield) land. As this site is owned by the Council and is
previously developed land it would meet key tests of planning policy, which require it to be
considered on a brownfield site before alternative greenfield sites (including Green Belt or
MOL), particularly if there are ownership/leasehold interests or other constraints that
would make the site less deliverable or viable during the Plan period.

5.33

In conclusion, it is considered that there are compelling reasons to allow a departure from
the adopted development plan in this instance. As such, the use of the site for educational
purposes is acceptable in principle in land use planning terms, subject to the
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consideration of all other planning policy and guidance and having regard to all other
material planning considerations.
5.34

Scale, Massing and Layout

5.35

Policy 7.4 of the London Plan Development states that development should have regard
to the form, function, and structure of an area, place or street and the scale, mass and
orientation of surrounding buildings. Buildings should also be human in scale and have
regard to landform and topography. Policy 7.6 reiterates that buildings should be of a
proportion, composition, scale and orientation that enhances, activates and appropriately
defines the public realm, whilst avoiding amenity harm to neighbouring buildings. Layouts
should provide high quality indoor and outdoor spaces and integrate well with the
surrounding streets and open spaces, whilst optimising the potential of sites.

5.36

Policy 7.7 requires that tall and large buildings should only be considered in areas whose
character would not be affected adversely by the scale, mass or bulk of the proposal.
Such buildings should improve the legibility of an area, by emphasising a point of civic or
visual significance where appropriate.

5.37

Policy PMP2 of the Core Planning Strategy states that the Council will maintain and seek
to enhance the quality of the Borough’s environment by ensuring that all new
development within the residential heartlands respects the positive features of Sutton’s
suburban character, reinforcing local distinctiveness and a sense of identity. Policy BP12
states that the Council will seek to ensure that development respects the local context
and distinctive local character. Policy BP13 requires taller buildings to be well designed,
to make a positive contribution to the skyline and respect local context. Site Development
Policy DM1 states that the Council will only grant permission for development providing it
maintains and enhances local character and the appearance of the surrounding area and
Policy DM3 expects all new development to contribute positively to the street scene.
Guidance in the adopted SPD14 (Creating Locally Distinctive Places, 2008) adds that
developments should complement and improve the character of an area and the street
scene.
Scale and Massing

5.38

The scale and massing of the main school building has been the subject of extensive preapplication consultation and a number of options were considered through an iterative
design process which is set out in the submission documents.

5.39

The proposal is considered to be an acceptable form of development, in particular with
regard to built massing along the Chiltern Road frontage, relative to Maple Walk dwellings
and to No.12 Chiltern Road. This has been achieved taking into account the site
constraints which include:






the site topography, rising from north to south, whilst rising then falling from west
to east;
curved boundary to Chiltern Road;
variable established built character, with largely 2-storey suburban low density
housing to the north, taller flatted developments to the west (Brighton Road) and
hospital buildings to the south;
extensive site tree coverage;
vehicular access and parking requirements.
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5.40

In addition, the design has been developed having regard to being compatible with both
the current LDF allocation (should housing and health uses come forward on the
remaining balance of the allocated site) as well as the emerging proposals for the London
Cancer Hub and the anticipated scale and siting of potential development as set out in the
approved LCH Framework document. In this respect the access, layout and scale has
been developed in a way that does not prejudice future development to the south or west
in either scenario.

5.41

With regard to the existing site allocation for residential and health development, the scale
and massing proposed would not in principle prevent the delivery of such land uses on
remaining allocated land to the south, as the 2-4 storey scale would reflect existing built
context for the reasons considered further below and in respect of layout (see paragraph
5.36). Furthermore, the massing of the school towards the southern boundary of the
application site retains adequate spacing and provides sympathetic south facing
elevations to built form and boundary treatments that would be complementary to any
future development to the south, whether this be associated with the London Cancer Hub
or otherwise health or residential development.

5.42

It is considered that the development responds positively to these constraints, whilst
maintaining internal and external function for the school operator. In particular, the set
back of the top storey of the development along Chiltern Road means that the massing of
the built form visually recedes which minimises any concerns in relation to a contrast of
scale of the building relative to the two storey residential properties opposite. The built
form is brought further forward than the previous hospital buildings on this site and so this
change will be noticeable not least because of the difference in levels between the
hospital site and the houses opposite to the north on Chiltern Road. It is considered that
the positioning of the building mass is appropriate and designed sensitively through the
inclusion of set-backs at third floor level and generous separation distances to the nearest
residential properties, particularly those opposite to the north in Chiltern Road which is
approximately 40.0 metres. The layout and massing has been considerably improved
from early discussions at pre-application stage by breaking up the long linear and
unrelieved mass of the front wing by introducing a setback midway along its length
responding to the curvature of Chiltern Road which reduces the impact on views
approaching the site from the east and improves the relationship with neighbouring
properties to the north.

5.43

The building scale comprises a series of upward steps, from 2-storey, to 3 and then 4storeys which reflects the gradual incline of the site topography away from Chiltern Road,
avoiding undue built massing on the site’s frontage. The proposed lower-ground
accommodation in the southern (and higher) half of the site contains the overall massing
to an acceptable level. This approach is supported by the GLA who note that the variable
massing helps to articulate the different wings of the building.

5.44

It is noted that there have been suggestions made in representations that the building
massing could be set more comprehensively towards the southern half of the site, in line
with the approximate footprint of the original hospital buildings (and possibly moving the
MUGA towards the front of the site). However, this is considered to be a less efficient use
of the site that fails to meet the aims of policy seeking to ‘optimise the potential of sites’
and the creation of a legible street scene frontage appropriate for a civic building. It is
considered that the positioning of a MUGA in front of the building line facing Chiltern Road
would be an inappropriate form of design and would impact negatively on the townscape.
Pushing the bulk of the required school floorspace (10,625 sq. m GIA) towards the
southern half of the site would risk taller and more dominant development relative to
neighbouring properties at both Maple Walk and 12 Chiltern Road.
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5.45

The mass of development relative to neighbouring properties was considered by the
applicant during pre-application discussions and the submission shows an example of
previous design iterations, where the sports hall building would have been placed in the
location of the MUGA, resulting in a flank wall roughly double that of the MUGA/undercroft
car park. This would have appeared unacceptably dominant as seen from easterly
viewpoints including the rear gardens of Chiltern Road dwellings. It is accepted that there
will be a view of the east facing flank wall of the sports hall from an easterly position on
Chiltern Road but the flank of the sports hall would be some 76.0m from the eastern site
boundary. As such, taking into account this distance, the previous siting of 2-3 storey
hospital buildings in this location and the relative intervening openness of the MUGA and
proposed tree planting, the massing of this building is considered to be acceptable. The
precise details of the copper alloy cladding will be secured by recommended planning
condition 3 to ensure an acceptable finish.

5.46

Similarly, the submitted DAS compares the siting of the proposed development and the
siting of the original hospital buildings relative to Maple Walk, together with aerial images
of the original buildings. These demonstrate that the original hospital buildings were
approximately 4.0m closer to the nearest Maple Walk dwelling than the current proposals
(partly extending west of the application site boundary) and were of similar 2 and 3-storey
massing.

5.47

Overall, the current proposal is considered to have successfully achieved an appropriate
massing strategy for the site that respects existing built development scale on all sides,
whilst ensuring a positive and active street scene for the school, set behind established
and enhanced soft landscaping. A robust analysis of site constraints and massing options
has been undertaken. The provision of 2-4 storey accommodation reflects the prevailing
range of built character in the locality of the site.

5.48

There have been a number of representations raising concerns that the proposed top
floor plant enclosure would, in visual terms, amount to a fifth storey of development. This
element is on top of the north south central spine of the building and the orientation of this
element is entirely consistent with the principles of good site layout and design as its
shortest end would face Chiltern Road to the north minimising its overall impact. In
addition, the plant enclosure would be formed of perforated metal and well set back from
the roof edges of the fourth floor block. As such, this enclosure is not considered to give
rise to additional concerns over the massing.

5.49

The development would be deemed a tall/large building under adopted development plan
policy (CPS BP13) as it would exceed 3 storeys in height. London Plan policy 7.7 is not
considered to be strictly applicable as it describes tall and large buildings as those that
are “…substantially taller than their surroundings”. Supporting text to Policy BP13 similarly
notes that tall buildings are those that are significantly above surrounding developments
and/or noticeably change the skyline. For the reasons set out above and having regard to
the submitted drawings and site sections, it is not considered that the development could
reasonably be described as being significantly higher than existing surrounding
development or noticeably changing the skyline as 2-4 storey development already
prevails in the locality of the site, as described in section 2.0. The development is
considered to respect local context and would have a legible street frontage and civic
presence, framed by areas of hard and soft landscaping that provide a positive setting for
the building.

5.50

There have been many objections raised to the height and massing of the proposed
development, and these concerns are amplified by the built form being relatively further
forward on the site than the previous hospital buildings which many neighbours found
acceptable in their setting. The concerns of residents are understood, but every effort has
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been made to design a built form that does not dominate the site, by stepping the
massing away from Chiltern Road, breaking up the form and by the retention where
possible of natural landscaping features including trees. Overall, for the reasons set out
above, it is considered that the development achieves an acceptable massing approach
for the site and that the relevant development plan policy requirements as highlighted
above would be satisfied.
Layout
5.51

The site layout has been informed by the same site-specific constraints noted above and
through pre-application consultation with Council officers. It has also had to have regard
to the specific operational requirements of the education provider. Particular constraints
include the need to protect neighbouring dwellings, retention of established and high
quality trees, means of access and parking, environmental (sunlight/daylight, noise,
biodiversity) and limitations on scale/height noted in the preceding section. As stated
above the design has evolved to be compatible with the future aspirations of the
remaining hospital land to the south and west.

5.52

Policy 7.1 of the London Plan states that new buildings and the spaces they create should
help to reinforce or enhance the character, legibility, permeability and accessibility of the
neighbourhood. Developments should be inclusive addressing the accessibility needs of
older and disabled people (Policy 7.2). Furthermore layouts should create a safe and
secure environment (Policy 7.3), have regard to the orientation of surrounding buildings
(Policy 7.4) and ensure ease of movement through the site (policies 7.5 and 7.7) with
active ground floor frontages. Policy 7.21 adds that existing trees of value should be
retained, with any losses replaced on a principle of ‘right place, right tree’.

5.53

CPS Policy BP12 and SDP policies DM1 and DM3 reiterate the importance afforded to
safe and attractive building layouts, ease of movement with legible and vibrant spaces,
and layouts that integrate well with surroundings. Residential amenity must be protected
with regard to appropriate separation (DM2).

5.54

The proposed layout is considered to be acceptable with reference to the development
plan policies above. The potential impact on the amenity of adjoining residential
properties has been taken into consideration by optimising separation distances. The
scheme has been well designed to allow ease of access and movement, safety and
security. The Designing-Out Crime Metropolitan Police Officer has indicated that
accreditation of the scheme is likely to be secured and that the submission reflects preapplication discussions. The layout ensures there is good separation of the vehicular
access and parking areas from pedestrians and cyclists which is welcomed. The
pedestrian movement to the building entrances would be overlooked from active rooms
within the school, including the administrative offices along the east wing providing natural
surveillance. The main building is also sufficiently set back from the Chiltern Road
frontage, allowing for a generous area of landscaping on the frontage providing a
landscaped setting for the building relative to Chiltern Road and properties opposite.

5.55

The staggered footprint responds well to the site boundaries, allowing for varied courtyard
and playground spaces that allow for a balance of sunlight and shadow through the day.
The need to break up the frontage wing facing Chiltern Road has had the additional
beneficial effect of being able to retain the pair of Monterrey Cypress fronting the east
wing and this, together with the retention of the crescent of trees by the retained car park,
is considered to be a positive reinforcement of the character and appearance of the front
of the site and responds to objections to loss of mature trees throughout the site. The
Principal tree officer has confirmed that, subject to the conditions recommended below,
the proposed landscaping strategy including tree planting (discussed further below) is
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acceptable. The planting strategy is considered to satisfy the ‘right place, right tree’
principle sought in the London Plan.
5.56

The development footprint has also had regard to the possible future opening up of the
western boundary to the potential LCH main boulevard and development to the south.
Whilst there is some built incursion into the guideline 10m deep setback zone on the
western and southern boundaries, the future relationship of the school buildings,
entrances, open spaces and planting has clearly addressed this in line with the approved
LCH Framework masterplan and alternative development potential. In respect of the
southern boundary, whilst the sports hall building would sit within the 10m zone, this is
acceptable as it would not have overlooking windows. The MUGA, whilst open to the
south, could be reasonably screened by additional planting along the southern boundary
as part of future development proposals, without compromising its function. Overall the
layout would not prejudice a reasonable layout for future development coming forward to
the south and west of the site boundary. At least indicatively, the LCH masterplan images
demonstrate how this might take place, whether for the purposes of LCH development or
the allocated mixed use residential and health in the LDF.

5.57

Regard has also been had to the potential for access by the local community to sports
facilities on the site. The layout allows for potential vehicular access and use of the on-site
car parking without requiring the bulk of the secured school building premises to be
opened up. A separate pedestrian access to the sports hall is also identified at the south
of the building.

5.58

It is considered that until such time that future LCH development comes forward, the area
of grass verge proposed between the western boundary and the pupil entrance point
should comprise alternative hard surfacing, such as grasscrete, to allow a wider space for
movement (6.5m) at this pinch-point. This would also aid legibility associated with the
pupil entrance upon arrival at the school at the north-west corner. Recommended
planning 26 is proposed to this effect.

5.59

With regard to the quality and quantum of outdoor space for pupils, the application has
been prepared with regard to the Government Building Bulletin 103 (BB103). This states
that on restricted sites where it is not possible to provide full outdoor space requirements,
pupils must be provided with access to off-site provision and a flexible approach should
be taken to the provision of on-site spaces. The priority should be for hard informal and
social space and hard outdoor multi-use games spaces. A variety of informal and social
areas should be created to suit the learning environment, including grassed areas and
courtyards. Total space provision would include roof terraces. The guideline MUGA size
for a secondary school is 1980 m2.

5.60

The proposed MUGA would provide 2,264 m2 of multi-use outdoor space and the layout
across the site is considered to provide a good range of outdoor space and informal
recreational areas in compliance with the BB103 guidelines. Sport England have raised
no objection to the proposals. Whilst it is understood that the PE Curriculum can be
delivered by way of the on-site facilities, pupils would be able to access off-site playing
fields by coach transport. Appropriate facilities are in the process of being identified and
could for example include use of facilities at Walcountians Sports Ground or Stanley Park.
The travel by students to additional off-site recreation facilities is not considered to be
unusual for new schools and this is reflected in the flexibilities afforded in the BB103
guidelines.

5.61

Internally, the building layout appears acceptable and has been the subject of discussion
between the applicant and the Harris Federation. The kitchen, dining and administrative
functions are located in easy reach of the car park for deliveries, staff and visitors. There
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would be drama and sports facilities occupying the lower ground elements of the building
where sunlight requirements are reduced. The site layout has also had regard to the
intention to meet Passivhaus design standards and sustainable drainage. These issues
are addressed further below.
5.62

For the above reasons and subject to recommended conditions below, the proposed
layout is considered acceptable.

5.63

Design

5.64

The London Plan is clear that new buildings of the scale proposed must be to the highest
standards of architecture and materials, incorporating sustainable design and construction
practices. They must help to reinforce or enhance local character, appropriately define the
public realm, incorporate materials that complement, but not necessarily replicate, the
local architectural character. Security features must also be incorporated. Policies 5.7,
5.9, 5.11, 5.14, 7.1-7.7 are all material to the consideration of design and these
expectations are similarly set out in Core Policy BP12 and SPD Policies DM1-DM3 and
DM5.

5.65

The specific details of site drainage, energy and sustainability are considered further
below. The architectural design approach, including proposed materials, have been
described in section 2.0.

5.66

The building design has been the subject of pre-application discussion and in close
consultation with the end user and energy efficiency consultants. The GLA have stated
support for the design approach on the basis that it would create a high quality learning
environment, respecting local context and the sustainability aspirations for the building.
The use of different materials for the different volumes of the building is considered
appropriate. The design approach overall is considered to be acceptable as it would strike
the right balance between uniformity, variety and functionality for what would be a
significant and prominent civic building. The design seeks to optimise the performance of
the building against Passivhaus standards by using materials that provide a low embodied
energy efficiency, that are robust and durable. Passivhaus design standards typically
achieve a rigorous energy efficiency standard and would in this case be estimated to
secure in the order of 42% reduction in regulated CO2 emissions, together with other
efficiencies detailed further below.

5.67

The proposed variations in the texture and layout of timber cladding as the building height
increases are considered to be positive features intended to break up the appearance of
the elevations and includes a gradual ‘lightening’ of the building at the higher levels,
through reduced widths to the timber cladding. Proposed planning condition 3 is
recommended to secure prior submission and approval of the timber cladding design and
installation specification prior to commencement of building operations.

5.68

The GLA and the Council’s Urban Design Officer have expressed strong support for the
proposed design approach and it is considered that the balance of massing approach,
design, external materials and landscaped setting would have a positive townscape
impact appropriate for a new civic building.

5.69

Overall, the proposed mix and allocation of the external materials is considered to work
successfully with the layout and massing of the school buildings and would result in a
positive addition to the established suburban vernacular. The variable massing depths
and heights combined with the mixed use of brick, timber and metal demonstrates a
coherent design strategy for the development. The proposed development is considered
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to be of high design quality and is therefore considered to be in accordance with the
requirements of the development plan policies referenced above
5.70

Some representations have raised concern about the design approach for the site,
including the choice of materials, the yellow gates and the longer term appearance of
timber cladding which it is stated would deteriorate. However, for the reasons set out
above, it is considered that the design and external appearance would be appropriate for
the site. The final details of external materials, including the finished colouring of
metalwork and on-going maintenance of the timber, are to be secured for subsequent
consideration by planning condition 3.

5.71

Residential Amenity

5.72

Policy DM2 of the SDP states that the Council will not grant planning permission for
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, pollution and microclimate. In
addition, the extent to which the proposed land use would be able to change to alternative
land uses without planning permission needs to be considered (for example, to other land
uses within the same Use Class or via permitted development rights).

5.73

The site layout and massing has evolved through pre-application discussion with officers
and in consultation with local residents. This is documented in the Statement of
Community Engagement submitted with the application.

5.74

The closest residential dwellings to the application site are No.12 Chiltern Road alongside
the eastern site boundary and the nurses’ accommodation (Maple Walk) to the west. The
residential properties on the north side of Chiltern Road, including the 3-storey flatted
block Draper House close to the Brighton Road junction, are at least 40m from the
proposed school building. The houses east of No.12 Chiltern Road rise steadily with the
existing topography such that the rear gardens of these dwellings are readily visible to
and from the application site.

5.75

As described in section 2.0, measures have been taken to protect the amenity of No.12
Chiltern Road, including maximising the separation distance (19.0m) between the
proposed MUGA and the western flank of the property, extensive boundary tree planting
along the full extent of the eastern boundary, avoidance of overlooking windows and
noise mitigation measures to the eastern enclosure of the MUGA. This includes a 2.0m
wall plus a 2.0m acoustic-specification rubber coated wire mesh fence above. Planting is
also to be trained up the east side wall of the MUGA and under-croft car park to soften the
appearance of the wall in views from the east. The Environmental Health officer has
confirmed satisfaction with the noise levels associated with the MUGA, subject to
compliance with the submitted details and controls over the hours of use of the facility.
The separation distance is also considered to prevent any undue sense of overdominance by the proposed development.

5.76

In terms of privacy, notwithstanding the raised level of the MUGA, being
approximately1.0m-2.9m (south to north) above existing ground level, the separation
distance and relative levels to the rear garden of No.12 are such that an acceptable level
of privacy will be retained noting the previous hospital use of the site and the pathway that
runs down the eastern boundary which itself afforded opportunities for overlooking the
rear of properties to the east in Chiltern Road. The proposed boundary screening from the
garden level, which is roughly 3.5-4.0m below the level of the application site, is
considered to be an effective measure that will protect the privacy of the adjoining
property to the east. There are two flank windows to No.12 Chiltern Road, but these
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appear to be secondary bathroom windows and are in any event sufficiently protected for
the same reasons of separation and screening. Noise considerations are discussed
further below.
5.77

In terms of the Maple Walk accommodation to the west, whilst it is recognised that these
dwellings may ultimately be demolished as part of the proposed LCH development or
otherwise may become surplus to hospital requirements in any event, the impact on these
properties must be considered as they represent adjacent development on the ground at
the time that this planning application was made. As noted in section 2.0, the means of
enclosure proposals include provision of a 2.4m close-boarded fence from the site
pedestrian entrance in the north-west corner to the closest Maple Walk unit, to maximise
privacy to the shared amenity space serving the nurses’ accommodation. Beyond this
point, the boundary treatment becomes a 1.65m high metal grated fence above a 0.75m
wall, with intervening dense planting to maintain privacy. Overall, this is considered to be
acceptable bearing in mind that the nature of the accommodation, the shared semi-public
courtyard space between the accommodation and the school boundary, and the steadily
increasing separation as the school boundary curves away in a south-easterly direction.

5.78

Residential properties on the opposite side of Chiltern Road are considered to be
adequately protected by reason of the separation distances already described,
intervening public highway, street trees and boundary landscaping (existing and
proposed). Further screening measures are also proposed for the second floor terraces
on the front wings of the school building and these are considered to be acceptable,
subject to appropriate management and maintenance. The relative separation between
proposed buildings and neighbouring dwellings to the north, east and west would also
maintain acceptable levels of sunlight and daylight for existing occupiers.

5.79

The application has confirmed that there would be no floodlighting to the MUGA and this
is to be secured by planning condition 11. Other site lighting details are also to be secured
by way of planning condition 21. Overall, through these measures and subject to the
recommended conditions below to secure the provision of a Landscape Management
Plan and implementation of the boundary means of enclosure as submitted, it is
considered that neighbouring residential amenities would not be unacceptably harmed by
the development.

5.80

Traffic and Parking:

5.81

The National Planning Policy Framework 2012 outlines that transport policies have an
important role to play in facilitating sustainable development but also in contributing to
wider sustainability and health objectives. In considering developments that generate
significant amounts of movements local authorities should seek to ensure they are located
where the need to travel will be minimised and the use of sustainable transport modes
can be maximised. Plans and decisions should take account of whether improvements
can be taken within the transport network that cost-effectively limit the significant impact
of the development.

5.82

Paragraph 32 of the NPPF states: “All developments that generate significant amounts of
movement should be supported by a Transport Statement or Transport Assessment.
Plans and decisions should take account of whether:
 the opportunities for sustainable transport modes have been taken up depending
on the nature and location of the site, to reduce the need for major transport
infrastructure;
 safe and suitable access to the site can be achieved for all people; and
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improvements can be undertaken within the transport network that cost effectively
limit the significant impacts of the development.
Development should only be prevented or refused on transport grounds where the
residual cumulative impacts of development are severe”.
5.83

Paragraph 39 adds that parking standards should take into account site accessibility, the
type of development, the availability of public transport, local car ownership levels and the
need to reduce high emission vehicles.

5.84

The London Plan policies cited in section 4.0 and the Mayor’s Transport Strategy require
new developments to fully assess the impact of proposals upon existing transport
capacity and highway safety and to encourage modes of travel other than that of the
private car. Transport Assessments should be carried out in accordance with TfL
Transport Assessment Best Practice Guidance.

5.85

Policy DM19 states that new developments should be accessible by, and make provision
for sustainable modes of transport. Policy DM22 requires all new development to provide
the appropriate amount of amount of car parking necessary in accordance with the
Council’s restraint-based maximum car parking standards taking into account public
transport accessibility levels (PTALs), existing publicly available parking provision and
usage in the vicinity of the site and need to deter unnecessary car use while avoiding
over-spill parking problems. Policy DM31 states that new social and community
infrastructure should be located where it is accessible by walking, cycling and public
transport.

5.86

The site has a PTAL rating of 2, which is at the lower end of the assessment range for
public transport accessibility, 1a being the poorest accessibility and 6b the highest.

5.87

A full Transport Assessment (TA) has been submitted with the application, incorporating a
Travel Plan, Servicing and Parking Management Plan, Stage 1 Road Safety Audits
(including responses from the applicant’s highway consultants, WSP, pedestrian
movements and risk assessments, road accident data, speed survey, walking and cycling
catchment plans, details of existing bus and train services and core traffic flow and
capacity analysis. Site visibility splay drawings in respect of the proposed site access
junctions on Chiltern Road are also provided, alongside swept path drawings showing the
ingress and egress movement of all anticipated vehicles accessing the site, including
coaches, delivery, fire and refuse vehicles. A series of transport mitigation measures are
proposed as outlined in section 2.0.

5.88

The overall site layout for the purposes of pedestrian, cycle and vehicle access has been
informed by two scenarios: a ‘with LCH’ and a ‘without LCH’ scenario, with a priority focus
upon the latter as this reflects the current situation. The draft Local Plan LCH site
allocation will not be adopted until the latter part of 2017 at the earliest and, with the
exception of the ICR development highlighted in section 1.0, there can be no certainty as
to the ultimate delivery of further phases of the LCH. The TA is therefore rightly focuses
upon the ‘without LCH’ scenario, taking into account possible cumulative impacts from
other extant planning permissions in the site vicinity and otherwise with regard to the
provisions of the adopted development plan as detailed in section 4.0. The draft Local
Plan and associated site allocations is subject to on-going strategic-wide transport and
environmental assessment and these can only carry limited material weight in planning
decisions at the current time. Future LCH development ‘waves’ will be subject to their own
planning applications and detailed transport assessments at the relevant time.

5.89

The principal highway considerations are considered to be as follows and these are
discussed in turn below:
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Site access and movement strategy
Traffic generation and highway safety
Sustainable transport
Car and cycle parking
Transport mitigation measures, including:
o Off-site highway improvements
o Travel Plan
o Park and Stride facility
o Servicing and Parking Management Plan
o Construction Method Statement

Site Access and Movement Strategy
5.90

The strategy adopted in the proposals is to keep a separation between vehicular access
to the site and pedestrians/cyclists, as described in section 2.0. This strategy has been
discussed at length with Council highway and planning officers and is considered to be
acceptable in principle, particularly in terms of highway safety reasons.

5.91

The proposed ingress and egress arrangements to/from the on-site car parking have
been assessed and considered by highway officers to be acceptable in terms of road and
pedestrian safety. This assessment is based upon the proposed site visibility splay
drawings and modelled tracking manoeuvres for typical vehicles, in particular the larger
vehicles (most likely being 12m or 15m length coaches), refuse collection trucks, 7.5
tonne box delivery van and a fire tender.

5.92

There will be up to four x 12.0m coaches or three x 15.0m coaches accommodated on
site at any one time within the external parking area and away from the public highway.
The number of coaches has been based upon a full year of 195 pupils undertaking
educational or recreational trips. These are anticipated to take place up to 5 times per
week. The longer coaches are likely to be required for holiday trips and these vehicles
would therefore access the site roughly twice a year. There would be refuse collection 2-3
times per week, whilst deliveries are expected to be primarily in relation to kitchen
produce and typically before 7am. Fire tender vehicles are shown to be able to access the
site and turn within the central courtyard to ensure access to all proposed dry riser
locations. If necessary, access could be taken from the north-west entrance to the site for
emergency access to the western end of the school building.

5.93

The swept path and visibility splay drawings provided are also considered by highway
officers to demonstrate acceptable manoeuvres within the existing Chiltern Road
carriageway. The visibility would be 40.4m to the west and 44.4m to the east based upon
the radar speed survey undertaken on Chiltern Road on 8th June 2016, close to the
proposed car park egress point. The survey measured an eastbound speed of 28.5 mph
and westbound speed of 30.5 mph based upon the required 85th percentile wet weather
speed standard (note: this is speed at or below which 85% of all vehicles are observed to
travel under free flowing conditions past a nominated point).

5.94

The parking areas, both external and within the undercroft area, demonstrate sufficient
turning space for cars, whilst the larger vehicles are able to enter and leave the site in
forward gear by reason of the ingress/egress arrangement from Chiltern Road.

5.95

The access arrangements have been subject to a Stage 1 Road Safety Audit (RSA),
detailed in Appendix T of the TA. These were undertaken in July 2016 and considered the
safety of the vehicular access arrangements and proposed pedestrian crossing works.
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These identified several potential areas of concern with recommendations for mitigation.
The following table summarises the identified areas of concern, recommended action and
application response:
(a) Audit
Focus

(b) Audit Identified
Concern

West
vehicular
egress to
Chiltern Road

Possible obscuring
of 2-wheeled
vehicles by reason
of street tree
(west) and bin
(east)
Pedestrian
crossing of
ingress/egress
points has to
navigate high
kerbs
Poor carriageway
surfacing on
Chiltern Road

Carriageway ‘Slow’
markings and relocation
of bin

Agreed – these will
be implemented

Tactile paving to be
provided at each
crossing point to
appropriate DfT
standard.

Agreed – these will
be implemented

Re-surfacing

These works have
been undertaken in
recent weeks

Drivers may be
unaware of the
in/out arrangement
of these access
points
No defined
pedestrian
crossing at the
time of audit,
resulting in
possible unsafe
crossing decisions
by pedestrians and
navigation of high
kerbs.

Signage should be
provided

Agreed - these will
be implemented

A pedestrian crossing
facility must be provided
across Chiltern Road

A crossing facility in
the form of a
widened refuge
island with dropped
kerbs and tactile
paving will be
provided.

Chiltern Road
ingress and
egress
junction

Chiltern Road
carriageway
by proposed
ingress
Ingress and
egress on
Chiltern Road

Pedestrian
crossing of
Chiltern Road
from north
side to the
school

(c) Recommended
Solution

(d) Application
response

5.96

Related off-site highway improvements are discussed further below and these measures
have also been subject to Stage 1 RSA. It is recommended that suitable ‘grampian’
conditions are attached to any planning permission to prevent first occupation of the
school in advance of the recommended design responses in column (d) being fully
implemented.

5.97

The location of the principal pedestrian and cycle access at the north-west corner of the
site is considered to be acceptable. Whilst options for entrance points further east along
Chiltern Road had been considered, on balance the strategy of separating such
movements from those of motorised vehicles is considered prudent. There are also
access options for pedestrians and cyclists being considered for the future via the
potential LCH main boulevard along the school’s proposed western boundary.
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5.98

In terms of inclusive access, as noted by the GLA, the site has been designed to provide
a logical and accessible arrival sequence. Routes within the site are designed to be in
accordance with Part M of the building regulations, and would be suitably accessible with
regards to visual contrast, level changes and surface texture.

5.99

The GLA have requested that consideration be given to the feasibility of providing an
additional passenger lift close to the southern stairwell to ensure inclusive circulation
throughout the building. This has been considered by the scheme architects who state
that the lift provision consists of a main passenger lift serving all floors and providing all
access for those not able to use stairs, excepting only a very small minority of journeys for
toilet access. There is a second, platform, lift serving ground and first floors,
supplementing the main lift for this small number of trips, and also facilitating community
use of the sports facilities. This is therefore considered to be the optimum configuration
and in planning terms this is considered acceptable.

5.100 The applicants have provided indicative illustrations of possible future all-modes access
from the south-east corner of the site. These plans are not for approval at this stage but
indicate that there could be scope to open up access from the rear of the site and to close
the new ingress junction off Chiltern Road, creating an in-out arrangement from the south
of the site. However, these plans do not form part of the current planning application and
have no bearing on the assessment of its planning merits or any decision.
Traffic generation and highway safety
5.101 The TA has been prepared and undertaken in close consultation with Sutton’s Highway
Engineers with regard to methodology and study area. The assessment has been
undertaken in line with Department for Transport (DfT) and Highways England best
practice. The baseline data is critical in this regard and guidance indicates that traffic
surveys should be carried out on neutral months (April, May, September or October),
outside school holiday periods, during a normal working weekday (Monday to Thursday)
and at peak times.(7am-8am and 3pm-4pm).
5.102 The baseline traffic survey for this TA was undertaken on April 20th (note that reference on
page 11 of the TA to survey on 14th April 2016 is incorrect) which considered flow
volumes and turning proportions at the key traffic road junctions of:



Brighton Road/Cotswold Road/Chiltern Road); and
Chiltern Road/Banstead Road South.

5.103 Models of these two junctions were set up and the survey data analysed using the
‘VISSIM’ micro-simulation computer software for the main Brighton Road junction (which
is appropriate for complex junctions with variable and potentially conflicting traffic
movements) and ‘Junction 8’ computer software for the Banstead Road South junction
(appropriate for priority junctions).
5.104 The Junction 8 models split the peak period under consideration into a series of 15minute time segments in order to simulate the likely arrival pattern of traffic more
effectively. The results returned in the models indicate the peak Ratio of Flow to Capacity
(RFC) values returned in any individual peak i.e., the peak capacity and corresponding
queue results are likely to be observed over the central 15-30 minute period of the hour.
5.105 A RFC value between 0.00 and 0.85 is generally accepted as representing stable
operating conditions while values between 0.85 and 1.0 represent variable operation (i.e.,
possible queues building up at the junction during the period under consideration and

Page 50

Agenda Item 3

increases in vehicle delay moving through the junction). RFC values in excess of unity
represent possible congested conditions.
5.106 The VISSIM model presents results as mean/maximum queues and delay for each
modelled link of the junction. It is generally accepted that a junction is operating
satisfactorily if the average delay per vehicle is less than 60 seconds (e.g. to travel
through the junction). The VISSIM modelling of the Brighton Road/ Cotswold Road/
Chiltern Road junction was validated using the PICADY module of Junctions 8 to confirm
the give-way parameters for each of the major/minor arms.
Baseline Survey results
5.107 The surveys have showed that the Brighton Road junction is operating within capacity.
Mean/Maximum queue lengths were as set out in the table below:
Junction
Arm
Brighton
Road (North)
Chiltern
Road
Cotswold
Road
Brighton
Road
(South)

AM Peak
Mean/Max
Queue
3

Delay/Veh
(seconds)

PM Peak
Mean/Max

Delay/Veh
(seconds)

1

4

1
11.71

6.48

2

1

8

9

5.108 The longer queuing identified on Brighton Road (north and south) has been identified as
being to a significant extent caused by on-street parking currently permitted on the east
side of Cotswold Road, just south of the junction. This effectively creates a one-way
system with northbound traffic having priority and cars heading southbound on Cotswold
Road backing up into the main junction.
5.109 The surveys identified minimal queues at the Banstead Road South junction, operating
within capacity at peak times.
Projected traffic impacts
5.110 The assessment has been undertaken on the basis of the school being built out in one
phase and occupied by additional pupil year groups year-by-year, assuming an opening
year of 2018 (195 pupils) and full capacity by 2022 (1275 pupils). The assessment year is
taken as 2022 and a baseline traffic growth factor of 9% over the period to 2022 has been
adopted as a robust, worst-case assumption.
5.111 Assumptions for transport mode have also been agreed with LBS Highway Engineers,
having regard to TRICS database figures for secondary schools and providing average
total person trip rates. This has been based upon representative edge of town and
suburban locations, sites between 272-850 pupils and weekday movements.
5.112 Anticipated staffing numbers of 95 are factored into assumptions, with AM arrival time of
7am-8am and PM departure of 5pm-6pm, although it is noted that an element of staff trips
would already be accounted for in the TRICS data.
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5.113 Modal shift data for staff and students was calculated using the TfL STARS websites for a
selection of secondary schools in the Borough. These figures are set out in the TA and
have been applied to the assessment. The modal split has been adjusted to account for
the proximity of Belmont and Sutton rail stations but these figures have been incorporated
into assumed bus travel as train travel is considered to be less likely than bus travel. The
trip generation for pupils and staff during peak hours, before implementation of Travel
Plan mitigation measures, is set out in the following table, with the targeted figures for the
AM Peak added (assuming full implementation of the Travel Plan measures):
MODE

Pupils
AM Peak
Arrival

Travel
Plan
target

Pupils
PM Peak
Departures

Staff AM
Peak
Arrivals

Travel
Plan
target

Staff PM
Peak
Departures

Car
Car share
Park and
Stride
Rail/Tram/Tube
Public bus
Cycle
Walking
TOTAL trips

175
49
49

0
58
116

164
46
46

65
5
-

33
24
-

65
5
-

532
32
276
1113

579
58
348
1159

501
30
260
1047

7
5
7
6
95

9
19
5
5
95

7
5
7
6
95

5.114 As shown in the following table, the overall build-up of car trips in the period 2018 to 2022
would be gradual over this period, as the school grows in numbers, being 34 arrivals in
the AM peak in 2018 and rising to 224 car trips by 2022. With the implementation of the
Travel Plan, these figures are assessed as falling to 17 and 111 respectively.
Car Trips by
Year
2018
2019
2020
2021
2022

School AM Peak (without TP
figures in brackets)
Arrival
17 (34)
47 (94)
77 (155)
94 (190)
111 (224)

Departure
1 (1)
2 (4)
3 (6)
4 (8)
5 (9)

School PM Peak (without TP
figures in brackets)
Arrival
1 (3)
4 (8)
6 (12)
8 (15)
9 (18)

Departure
16 (32)
44 (88)
72 (145)
89 (179)
105 (210)

5.115 These figures have been further assigned by way of a gravity model which is based upon
the Council’s Catchment Analysis Statement. (see Annex 4) and which effectively models
the traffic ‘draw’ of the development. This has been based upon the location of primary
school age pupils living within a 3km catchment, with route assignment based upon the
Borough’s Catchment Analysis. The anticipated additional car trips have been assigned
as being:






Banstead Road South (northbound): 15%
Banstead Road South (southbound): 1%
Heath Drive:
6%
Brighton Road (northbound):
37%
Brighton Road (southbound):
41%
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5.116 The findings of the TA are that the main Brighton Road junction would experience an
increase in traffic levels by 2022, but the additional queuing directly attributable to the
school would be 2 vehicles (at the critical AM peak) on the Brighton Road southbound
carriageway when the pedestrian crossing is in operation. The Chiltern Road queuing to
the junction would not increase in the AM peak. The highest increase in traffic movements
on any approach to the school would be approximately 1 vehicle per minute, with 2
vehicles per minute in the PM peak (although background traffic levels are lower in the
PM). Such increases are deemed to be minimal and would not be detrimental to the safe
operation of the highway network.
Junction
Arm

Baseline
With2022 AM
school
Peak
2022 AM
Mean/Max
Peak
Queue
Mean/Max
Queue

Brighton
Road
(North)
Chiltern
Road
Cotswold
Road
Brighton
Road
(South)

Baseline
Delay
/Predicted
(seconds)

PM Peak
Mean/Max

Withschool
2022 PM
Peak
Mean/Max
Queue

1

1

1

1

2

2

9

9

2

3

1

2

9

11

10

10

11.61/23.03

Baseline
Delay
/Predicted
(seconds)

7.86/10.38

5.117 The Council’s Highway engineers have reviewed the findings of the TA and do not
disagree with the assumptions and conclusions, confirming them as sound. The
assessment has been confirmed as following established DfT and Highways England
methodology for the baseline survey and the assumptions are considered to be robust. It
is also noted that the assumptions are considered to be robust as trip generation figures
would effectively double count staff, a number of trips would be passing the site on
another journey and some sixth form car movements would be outside peak hours.
Furthermore, the addition of the Voluntary Exclusion Zone and Travel Plan measures
would reduce movement through these junctions further still. As such, whilst the
objections received in relation to potential increased traffic generation are understood, this
is not borne out by surveys undertaken and predicted traffic flows extrapolated to
industry-accepted standards. Traffic impacts would certainly not be ‘severe’ in the context
of NPPF advice above. TfL note that there would be no direct vehicle access from the TfL
road network. It is therefore concluded that the development would not give rise to
unacceptable traffic impacts and would comply with the development plan policies above.
Accident Data
5.118 A review of accident data has been undertaken in respect of the two junctions either end
of Chiltern Road and Chiltern Road itself, for the period 2013-2016. This shows 5
recorded accidents in the period, all classified as ‘slight’ in severity. On this basis the TA
concludes that there are no obvious safety risks on the local highway network in the
immediate vicinity of the site that would require a mitigation response from the proposed
development.
Sustainable transport
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5.119 The submitted TA has considered existing sustainable transport options in the vicinity of
the site. The site is well served by pedestrian footways being in an established residential
area. Many local roads have footways separated from vehicle carriageways by grass and
tree-lined verges. There is an existing pedestrian crossing within a short distance south of
the main Brighton Road junction.
5.120 Cycling routes within a 5km radius of the site have been identified, focusing upon the
designated local cycle network. However, there are other less trafficked public roads both
east and west of Brighton Road and up to Sutton town centre which provide conducive
routes for cyclists, utilising routes such as Langley Park Road, The Downsway, The
Gallop, The Highway, The Causeway, Heath Drive, Belmont Rise and Northey
Avenue/Dorset Road. Cyclists from the south can access the site via Sutton Lane or
Banstead Road. The applicants have highlighted the possibility of cyclists accessing
Cuddington Way but as this is a private road this cannot be relied upon.
5.121 Overall the Council Highway engineers have commented that the TA does not go into
significant detail on this mode of transport and that more should to be done to enhance
cycling opportunities. In response, the applicants have agreed to prepare an updated
School Travel Plan to further support, among other measures, cycling take-up by pupils
and staff alike. This will include a ‘toolkit’ of measures such as cycling proficiency training,
cycle supplies or cycle purchase subsidies. These measures would be incorporated into
an updated Travel Plan by way of planning condition 8.
5.122 Notwithstanding the above, there are considered to be sufficient alternative routes for
accessing the site without having to cycle along Brighton Road and no dedicated cycle
lane or similar infrastructure is considered to be necessary in direct consequence of this
development. Furthermore, cycling parking provision meets the standards required by the
London Plan, as acknowledged in the GLA consultation response. It should also be noted
that proposed cycle lane improvements form part of the proposed 2nd ‘wave’ of LCH
development as set out in the draft Local Plan, but these remain under assessment at the
current time and cannot be afforded particular weight in the determination of this
application.
5.123 In terms of buses, the TA has highlighted existing bus services within the recommended
640m walking distance. The closest bus stops to the site are on both sides of Chiltern
Road, within 60m of the main north-west site entrance (Route S1). Other stops are in
Cotswold Road (250m) (Routes 80, 420 and 820) and Brighton Road (250m) (Routes S1
and 280). On a weekday, these combined routes provide approximately 17-22 services
per hour in both directions, being principally north-south and all including Sutton town
centre. Furthermore, additional bus services can be taken from Sutton train station, some
1.6m from the site.
5.124 The consultation response from TfL indicates that bus routes S1, 280 and 80 would
require additional capacity by years 2019, 2021 and 2022 respectively, taking into
account predicated pupil growth to school capacity. TfL indicate that a separate school
route with double decker buses might be a better means of addressing this capacity. TfL
have confirmed that they would expect to be able to fund these service enhancements,
but this is subject to available Government funding. Whilst it anticipated that further
financial support for free schools will be confirmed by the Government (in line with
previous commitments to the same end), it has been agreed that the Council would
undertake to cover any funding shortfall (up to a maximum of £855,000) if this Is not
secured by TfL within a specified time-frame and in sufficient time to mitigate anticipated
capacity requirements (these timescales are to be agreed between the applicants ant
TfL).
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5.125 Train travel options are available at Sutton mainline station (1.6km north) and Belmont
station (700m), although the latter station is unstaffed and has only 1 train per hour.
However, Sutton station typically provides 10 services per hour and other services to
central London, St Albans, Epsom, Luton and Dorking. These could well be utilised by
pupils and staff of the school and would be highlighted as part of the school travel plan
measures as outlined in section 2.0.
5.126 Overall, notwithstanding the PTAL 2 rating, the accessibility of the site by modes other
than the private car is considered to be reasonable. As there would be appropriate
enhancement of bus capacity and measures to highlight the alternative and safe routes
available to access the site by means other than the private car (in particular with regard
to cycling) the proposed development is considered to be suitably located with regard to
sustainable transport options. However, it is considered that the submitted School Travel
Plan (STP) requires amendment to ensure that it delivers these measures both upon
opening of the school and continuously thereafter. In order to secure a STP that is
capable of delivering upon its pledges, the following amendments are to be sought in an
amended STP (to be secured by recommended planning condition 8 below):
 The establishment of a Transport Review Group (TRG), comprising
representatives from the local community, Councillors, planning and highway
officers, the school’s nominated Transport Coordinator, the education authority
and other interested parties. The TRG would meet on a quarterly basis initially
(subsequent frequency as may be agreed by the TRG), commencing no later
than one month prior to the start of site preparation works and for a minimum of
two years beyond the first full six form year intake;
 Annual survey of staff and pupil modes of transport and implementation, as
agreed within the TRG, of elements of a ‘toolkit’ of further sustainable transport
measures, such as cycle subsidies, cycle training, bus ‘taster’ tickets/subsidies,
car sharing, sustainable travel events and greater information generally about
safe routes to school.
 Monitor and review of the use of the Park and Stride facility with a commitment
to promote the reduced reliance by parents upon such a facility on a year-byyear basis;
5.127 As the Council is the applicant in this case and will have direct representation on the
proposed TRG, it is considered that such measures will provide greater certainty to local
residents that the Travel Plan measures will be successfully implemented.
Car and Cycle Parking
5.128 The overall quantum of car parking provision within new development should be
appropriate in the context of the Council’s maximum restraint-based parking standards,
public transport accessibility, public parking space in the vicinity of the site and avoidance
of over-spill parking problems.
5.129 The application proposes 76 spaces for staff plus 4 spaces for visitors, with 5% of these
spaces being accessible for people with disabilities. This provision represents the
maximum provision for 96 staff.
5.130 It is noted that TfL have raised concerns around the level of parking, arguing that it should
be reduced to 47 spaces representing a 50% reduction in staff trips and that full parking
provision would undermine modal shift. However, Sutton Highway engineers are of the
opinion that the provision would be appropriate for the site location and that a high
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proportion of staff will continue to drive. This is considered to be borne out in the recent
STARS survey of secondary schools in Sutton, as referenced in the submitted School
Travel Plan. It is also highlighted by the Sutton Highway engineers that the London Plan
Policy 2.8 states that whilst transport capacity and infrastructure are important for growth
in outer London, where this is not in place the likely continued importance of the private
car needs to be recognised and parking standards applied with appropriate flexibility.
5.131 There have been a significant number of objections raised about the potential for the
development to result in increased on street car parking. In response, the application
proposes to meet the maximum on-site level of parking for staff and visitors, whilst
precluding all student car parking (sixth form). This provision would be balanced by
enhanced Travel Plan measures (to be secured by condition 8 as described above).
5.132 In addition, the applicants are also offering to provide an off-site ‘Park and Stride’ facility
to the south of the site (as described in section 2.0). A drawing of this facility is set out in
the Transport Assessment and written undertaking given to the Council to dedicate the
identified site for this purpose until such time as the land is re-developed.
5.133 It is noted that TfL raise concerns that the Park and Stride facility would effectively
represent additional off-street car parking, also undermining modal shift. These concerns
are noted and understood. However, the applicants have offered this temporary facility as
an additional reassurance in response to widespread local resident concerns about the
possibility of parking in nearby residential streets. The offer of this facility is considered to
accord with the ‘flexible’ approach identified as appropriate in the London Plan. It should
be noted that a written undertaking has been provided by the hospital trust to the Council
to make the Park and Stride facility available up to the point of re-development on land to
the south of the application site. However, in view of the concerns raised by TfL and the
GLA on this point and the overriding priority to be given to modal shift and successful
implementation of the STP, it is not considered to be appropriate to require the school to
continue to provide this facility beyond the current agreement with the ESHT.
5.134 It is also material to consider existing on-street parking controls in the immediate vicinity
of the school site. The south side of Chiltern Road is subject to parking restriction in the
form of double yellow lines from Cotswold Road to Heath Drive and at the junction with
Brighton Road. The south side of the carriageway has restrictions that prohibit parking or
loading at any time. The north side of Chiltern Road has ‘No Waiting’ restrictions that
operate from Monday to Friday between the hours of 10am to 11am and 2pm to 3pm,
intended principally to deter daytime ‘commuter’ parking. To the east of the junction with
Heath Drive, single yellow lines are present which continue east to both sections of
Woodbury Drive and The Gallop where double yellow lines are again present at the
junctions. The carriageway with single yellow lines prohibit parking from Monday to Friday
between the hours of 10am to 11am and 2pm to 3pm in order to prevent commuter
parking as well as those employed locally.
5.135 At the eastern end of Chiltern Road, both single and double yellow lines are present on
Banstead Road South in order to restrict parking. The single yellow lines prohibit parking
on Monday, Wednesday and Friday between the hours of 8am to 4:30pm. Traffic calming
is also present on Banstead Road South in the form of speed reduction humps. On
Bassett Close, Heath Drive, The Highway, The Causeway and other residential streets to
the north of the site, similar daytime ‘commuter’ parking restrictions are present with
double yellow lines located at junctions and on bends. To the west of the site, Cotswold
Road is within a Controlled Parking Area (CPA), Zone BH that operates Monday to Friday
8am to 6.30pm.
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5.136 It is anticipated that additional ‘School – No parking’ yellow lines would be added to the
adjoining road(s), details of associated school road markings and signage (including
those recommended in the Stage 1 RSA) to be secured by planning condition 37.
5.137 Whilst some provision has been made for an electric charging point, with the option for a
further two points, it is considered that a higher level of provision should be provided in
the longer term. In addition, whilst cycle parking meets the required standard of provision
and is considered to be acceptable in terms of quantum and siting, greater efforts should
be undertaken to further encourage this mode of transport to the school and to enhance
electric charging point provision. An amended Travel Plan will address these points, to be
secured by planning condition 8.
5.138 Overall for the above reasons, the quantum of car and cycle parking on site is considered
to be acceptable and appropriate in the context of development plan policy.
Transport Mitigation Measures
5.139 A summary of the various transport mitigation measures, including the proposed off-site
highway improvements, is set out in section 2.0 of this report. In addition, a summary of
the findings of the site access Road Safety Audit is provided in the table at paragraph
5.78 above.
5.140 Sutton’s Highway engineers have accepted the majority of the proposed off-site highway
improvements with the exception of the following observations:







Reference to pedestrian crossing risks from the north side of Chiltern Road, as
identified in issue 2.5 of the RSA is considered to be overstated, as pedestrian
crossing demand is expected to be away from the vehicular access points and
closer to the proposed main pedestrian crossing point by Brighton Road. This
is addressed by the widened refuge island.
The proposed improved tactile paving at the uncontrolled crossing point on
Cotswold Road is considered to be an on-going highway maintenance matter,
not specifically required for this application;
Recommendations in respect of the existing pedestrian island on Brighton
Road and proposed re-alignment with the enlarged refuge island on Chiltern
Road will be addressed through the Borough’s planned works at this main
road junction.
Similarly, improvements to the proposed new Brighton Road ‘puffin’ crossing
are largely accepted on the basis that these are design details that would be
addressed as part of the proposed Council works to improve this junction.
Pedestrian footway improvements identified in the Pedestrian Risk
Assessment are noted and would be addressed by way of on-going highway
authority maintenance obligations

5.141 With regard to the Brighton Road/Cotswold Road/Chiltern Road junction, Sutton’s
Highway engineers confirm that funding has been secured for improvement and is
currently undergoing feasibility studies. It is anticipated that this feasibility stage would be
completed by April/May this year. Further Local Implementation Plan (LIP) funding has
now been secured for 2017/2018 to progress with consultation and final design of the
junction and full implementation. The proposed scheme would address issues of backing
up associated with car parking on the eastern side of Cotswold Road, as identified in the
TA as a significant factor in existing queuing through the main junction, and would be
addressed through the proposed junction improvements.
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5.142 On this basis therefore, a number of proposed highway improvements identified in the TA
for this junction would need to be kept under review in the context of these LIP funded
improvements, so that improvements are co-ordinated and/or incorporated. Planning
condition 5 is recommended to this effect.
5.143 The Servicing and Parking Management Plan is considered acceptable subject to a
condition (see condition 8) requiring its implementation for the lifetime of the school and to
ensure that the coach access to the school takes place outside the AM peak time.
5.144 The application has also been accompanied by a Construction Method Statement as
described in section 2.0. Overall, this is considered to be acceptable but it should be
updated once site contractors are appointed and to allow more detailed agreement of
vehicles routing and other measures with Borough planning and highway officers.
Accordingly, condition 7 is recommended. It should be noted that no construction vehicles
would be permitted to access the site from any point east of the site on Chiltern Road. In
addition, the submitted CMP identifies vehicular access for all staff operatives and visitors
to be taken via the hospital to the south, further avoiding construction traffic on Chiltern
Road
5.145 Trees and Landscaping:
5.146 London Plan policy 7.21 states that existing trees of value should be retained and any
loss from development should be replaced on the principle of ‘right place, right tree’.
Policy DM1 of the Site Development Policies DPD states that developments would be
expected to respect and retain, where possible, existing landforms and the natural
features of the site, including trees of amenity value and make suitable provision for high
quality additional landscaping.
5.147 The proposed development would result in the loss of 47 mature trees, the most
significant being G25 -T30 (4 x Beech) which would be noticeable from Cotswold Road.
However, G25 has a structural defect likely to preclude long term retention and as such
the removal of this group is considered acceptable. The retention of the two Monterrey
Cypress trees is welcomed. Despite these losses, the replacement planting of 71 trees is
supported although 7 of these would be tree-like shrubs, so tree replacement is more
accurately described as totalling 64 in number. The species proposed are also
appropriate and would comprise semi-mature species to ensure successful and timely
establishment subject to a series of recommended species changes (see condition 17) at
the recommendation of the Principal Tree Officer. The development footprint would have
a minimal (less than 10%) encroachment on the root protection areas (RPAs) of all trees
and this is accepted. It should be noted that none of the trees on site have statutory
protection by Tree Preservation Order and the site is not within a Conservation Area. The
approval of landscaping details which will show existing trees to be retained will ensure
that controls will be in place in the future to prevent the loss of more specimens over and
above that proposed to be felled and replaced by this development.
5.148 In terms of wider site landscaping strategy, this is considered acceptable subject to
additional plant species amendments. These changes will be secured by way of planning
condition 17, which will also secure standard obligations for maintenance and
replacement over the first 5 years of the lifetime of the school. It has also been
recommended that the material selected for the steps and ramps to the mounded area
between the central courtyard and the MUGA/amphitheatre requires further consideration
to ensure that these are of optimal appearance, permeability and robustness.
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5.149 There have been numerous objections to loss of mature trees on the site and concerns
that the replacement planting will not provide commensurate screening compared with
what is to be removed. However, several other objections have been raised on grounds
that mature trees on the site to be retained (Monterrey Cypress) are of questionable merit
and that too much emphasis has been given to their retention preventing the redesign of
the school by pushing the massing to the rear of the site and bringing forward the MUGA
to the front of the site closer to Chiltern Road. On the latter representations, the siting and
design of the school is informed by many factors and the notion that the school has been
designed around the retention of these two trees has no regard to other influencing
factors as explained in the discussion on site layout above. Whilst the responses to the
approach to tree retention are understandably informed by personal and conflicting local
views, the Principal Tree officer has made an impartial and objective assessment on
achieving the appropriate balance of felling, retention and replanting to ensure that the
spaces around the school are landscaped in a coherent manner and not seen as an
afterthought.
5.150 Whilst the comments regarding the relative screening benefits of the landscaping on
maturity following development are understood, the proposal has to be found acceptable
on its merits and not rely too heavily on planting to screen it. Overall, it is considered that
the proposal strikes the right balance in terms of retaining natural features and new
landscaping which will complement the proposed building and result in an acceptable
form of development. As such, it is considered to be acceptable in terms of its impact on
trees and provides a robust landscaping plan which will suit the future use of the site.
5.151 Biodiversity:
5.152 The NPPF has a presumption in favour of sustainable development, seeking positive
improvements in the quality of the built, natural environment including moving from a net
loss of biodiversity to achieving nets gains for nature. Policy PMP9 of the Core Planning
Strategy seeks to enhance the Borough’s biodiversity and Policy DM17 of the Site
Development Policies DPD states that the Council will grant permission for developments
that create, conserve or enhance biodiversity and improve access to nature.
5.153 The Borough Biodiversity Officer has raised no objection to the development, subject to
conditions to secure the implementation and on-going management and monitoring of the
proposed habitats and biodiversity enhancements outlined in section 2.0. The submission
is considered to demonstrate a good awareness of local context and biodiversity issues. A
Landscape Management Plan should be secured, prior to works commencing on site, as
should details for the creation and managements of the biodiverse roofs, in line with
submitted drawings.
5.154 A series of recommended changes to the planting schedules have been proposed,
notably in respect of the meadow wildflowers, reed bed/swale area, pond and amenity
lawns. Final adjustments to the submitted planting schedule are to be secured through
recommended condition 17. Overall, the scheme is considered to deliver well-considered
biodiversity gains through the new habitats at ground and roof level.
5.155 It should also be emphasised that the submitted Ecology Statement identified that the site
includes no habitat of integral ecological value, being essentially amenity grassland,
scattered trees, hardstanding and rubble. A Phase 1 Habitat survey was undertaken and
identified that some of the ivy-covered trees on site could support bat roosting. A bat
emergence survey was therefore undertaken in June 2016 and identified distant (sound)
evidence of pipistrelle bat, although no visual contact was made. No roosts were evident
and the bat was considered likely to be on a commuting route along residential gardens to
the east. A planning condition (18) is recommended to ensure that none of the ivy-
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covered trees shown for removal are taken down prior to updated bat survey during the
active season (April to September) and that any works to trees and shrubs during the bird
breeding season (1 March to 31 August) are subject to prior close inspection, with no
works undertaken within 5.0m of any in-use nest.
5.156 Air Quality and Noise
5.157 The site lies within a Borough-wide Air Quality Management Area (AQMA). Air quality
assessments have been submitted with the application as required by London Plan policy
7.14 and SDP policy DM10, to consider baseline and predicted air quality conditions.
5.158 The submitted Air Quality Assessment and Air Quality Neutral Assessment have both
been assessed by the Environmental Health team and are considered to be acceptable,
indicating that, with appropriate sustainable transport measures put forward in the Travel
Plan and taking account of the building design efficiencies, the development would not
give rise to harmful air quality impacts and would be effectively ‘air quality neutral’.
Predicted NO2 and PM10 levels from the predicted traffic levels, taken from the project
TA, would be negligible.
5.159 The Air Quality Assessment report considered the predicted air quality concentrations at
various locations and compared the predicted levels to the standards. The results
indicated that pollutant levels at sensitive locations across the proposed development
were below the relevant air quality standards. This means that the health risks are
negligible
5.160 The Air Quality Neutral Assessment is required by London Plan policy 7.14 and requires
that new developments, particularly in existing AQMAs, do not materially worsen existing
air quality conditions (i.e. to maintain a ‘neutral’ position taking into account mitigation
associated with reduced building emissions and sustainable transport measures. The Air
Quality Neutral Assessment Report dated February 2017 has considered emissions from
the development (traffic flow and energy consumption) and compared them with set
London Plan benchmarks. The results indicated that although proposed building
emissions were below the benchmarks, transport emissions from the proposals would be
above the benchmarks and as such, further action would be required to tackle the excess
NOx and PM10 emissions. A number of mitigation measures to reduce total annual NOx
and PM10 emissions from transport sources have therefore been included in the
application, specifically the School Travel Plan, provision for electric car charging and
extensive soft landscaping and new planting. The Passivhaus design of the school is also
highly energy efficient, being predicted to generate only 9kg/year of NOx emissions,
compared to a benchmark figure of 374.5 kg/year.
5.161 The selected benchmarks have been taken from office developments, in the absence of
specific benchmarks for schools. This is considered to be robust and has been agreed
with Council Environmental Health officers. These assessments have also been endorsed
by the GLA in their consultation response, subject to the request for further on-site car
parking (addressed in the Transport section above).
5.162 With regard to noise, Environmental Health officers consider the development to be
acceptable subject to conditions controlling the hours of construction, hours of use of the
MUGA (whether by the school or local community), provision of the proposed MUGA
fencing prior to first use (and permanent retention thereafter), control over the number of
annual external staged events and associated time restrictions. A further condition is
recommended to seek a piling method statement where piling is to be undertaken (see
recommended conditions 10, 15,16,20 and 22)
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5.163 The applicants have stated that the school would be willing to accept a limitation of 8
external staged events per annum, and that these would need to be finished no later than
9pm. This is considered to be a reasonable approach as it is unlikely that noise levels
from such events could be controlled to any precision and it would be a matter for the
school to provide advance notice to immediate neighbours of such events. Control over
the actual frequency of such events would be more readily enforceable in planning terms.
5.164 The Environmental Health officer has suggested that the applicants replace the western
boundary open grated metal fencing with close boarded fencing for the full extent of the
western boundary, to protect the amenity of the nurses’ accommodation in Maple Walk.
However it has since been agreed with the environmental health officer that, for the
reasons set out in the ‘Residential Amenity’ section above, the proposed means of
enclosure for this boundary would be acceptable. On this basis whilst the concerns raised
in representations in relation to increased noise are understood, there are suitable
controls proposed to minimise these impacts, particularly outside of normal school hours
where there is greater potential for conflict between school activities and the quiet
enjoyment of residential property in the vicinity.
5.165 Land Contamination:
5.166 The application has been accompanied by a site contamination report which follows site
investigations in July 2016. Ground gas monitoring was undertaken alongside laboratory
testing of soils.
5.167 The reports have been considered by the Council’s Pollution Control team who advise
that they have been completed in accordance with best practice and guidance. A
precautionary condition (13) is recommended to cover unidentified contamination if this is
identified during site works.
5.168 An Unexploded Ordnance (UXO) survey was also undertaken, concluding that there is a
medium risk of encountering UXO based upon desk based assessment. Whilst there is no
evidence of any presence of UXO, a condition is recommended (condition 24) to ensure
that the recommended safety testing and verification is undertaken.
5.169 Flood Risk and Drainage
The NPPF states that inappropriate development in areas at risk of flooding should be
avoided by directing development away from areas at highest risk, but where
development is necessary, making it safe without increasing flood risk elsewhere. The site
is within Flood Zone 1 (low probability of flooding) and, as such, there is no requirement
for an Exception Test or Sequential Test.
5.170 Lead Local Flood Authorities are responsible for managing local flood risk, including from
surface water, ground water and ordinary watercourses, and for preparing local flood risk
management strategies. The Lead Local Flood Authority (Sutton’s Flood Risk Officer) has
commented on the application and raises no objection subject to conditions in respect of
drainage highlighted below.
5.171 The FRA has concluded that the proposed development would not adversely affect onsite or neighbouring land by way of direct or residual flooding. Risks of river, groundwater,
overland or reservoir flood risk are all found to be low. The on-site infiltration systems
would accommodate the estimated 490 m3 surface water volume (which robustly
assumes no permeable paving or swales, which are proposed in the scheme).
Furthermore, Thames Water has advised in pre-application correspondence and in their
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consultation response that the site would be able to connect to existing foul and surface
water sewers and that impact upon existing sewerage capacity would be acceptable.
5.172 The proposal has adequately identified and assessed the risks of all forms of flooding to
and from the development and demonstrates how these flood risks will be managed so
that the development remains safe throughout its lifetime, taking climate change into
account. The proposal is considered to be acceptable in terms of flood risk and in
accordance with development plan policy.
Drainage strategy
5.173 The Local Flood Risk officer has confirmed that the site drainage proposals are
acceptable, subject to receipt of final details of the strategy and continued monitoring and
compliance with the anticipated drainage performance. A planning condition is therefore
recommended (condition 23). The SuDS drainage proposals, whilst necessary in their
own right and to meet development plan policy requirements, are also considered to
combine with learning opportunities, habitat enhancement and landscaped settings and
there are benefits for the school, notably along the site frontage. The proposed
development will not therefore result in risk of flooding in the site and its surroundings and
no objection is raised on these grounds.
5.174 Archaeology and Heritage
5.175 London Plan policy 7.8 and SDP policy DM4 require all developments to identify and have
regard to the need to protect heritage assets and their setting.
5.176 Archaeological desk-based assessment and site investigation reports have been provided
with the application, having been undertaken in consultation with the Greater London
Archaeological Advisory Service (GLAAS), part of Historic England. Five evaluation
trenches were dug across the site in September 2016. The only significant finding is the
remains of a WW2 air raid shelter roughly in the centre of the application site, with the
walls remaining largely intact to a depth of 1.4m below the surface. There is no other
evidence of potential archaeological interest from these site investigations.
5.177 On the basis of these desk-based and site evaluations, Historic England have advised
that a planning condition should be added to secure a watching brief during the ground
works phase and this is therefore recommended (condition 12).
5.178 As stated in the site description, there are no designated heritage assets or Conservation
Areas adjoining the site and no setting impacts to such assets are envisaged in this
regard. There are locally listed hospital buildings to the south of the site, within ESHT land
but they have no statutory protection and it is not clear whether it is proposed that they
will be retained as part of the future LCH development. If these buildings were to be
retained, the proposed development, by reason of its relative scale and separation
between existing and proposed buildings would be considered acceptable in planning
terms, taking into account the previous juxtaposition with the now demolished former
hospital buildings on the application site. Overall the development is considered to meet
the development plan policy requirements.
5.179 Energy and Sustainability
5.180 The London Plan 2016 Policy 5.2 requires developments to make the fullest contribution
to the mitigation of, and adaptation to, climate change and to minimising carbon dioxide
emissions according to the following hierarchy: use less energy through the use of
passive design and energy efficiency measures, supply energy efficiently through the use
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of decentralised energy provision and generate renewable energy on-site. Further
guidance is contained in the Council’s IPG11 'Sustainable design and construction', Policy
BP6 ‘One Planet Living’ of the Core Planning Strategy DPD, and Policies DM5 and DM6
of the Site Development Policies DPD, which promote the highest standards of
sustainable design and construction within the Borough in support of the Council's vision
of 'Creating a sustainable suburb'.
5.181 The application proposes extensive sustainability measures for the development. A range
of passive design features and demand reduction measures are proposed to reduce the
carbon emissions of the proposed development. Both air permeability and heat loss
parameters would be improved beyond the minimum backstop values required by building
regulations. Other features include low energy lighting and mechanical ventilation with
heat recovery. The proposed development is intended to achieve the Passivhaus
standard and conditions 28 and 29 are recommended to secure appropriate certification.
Sustainable design and construction
5.182 Although it is not proposed to target formal certification of the new school under the
BREEAM (Building Research Establishment New Construction Scheme 2014) in order to
demonstrate an ‘Excellent’ rating in accordance with Policy DM5, the following principles
were agreed with the applicants prior to submission:









the new school will achieve Passivhaus certification which represents an exemplary
standard of sustainable design, so there is little additional benefit to be gained by
requiring formal certification under BREEAM;
evidence to show (i) the Council’s minimum sustainable design and construction
requirements included in Policies DM6-DM10 of Sutton’s Site Development Policies
DPD and (ii) the mandatory credits necessary to achieve BREEAM excellent will be
met;
Where the Sutton’s planning policies sets minimum standards with reference to
specific BREEAM credits, statements and calculations will be provided by a BREEAM
licensed assessor, to evidence how the New Sutton Secondary School meets or
exceeds the criteria (however this will not lead to BREEAM certification);
all mandatory credits required to achieve a BREEAM ‘Excellent’ rating are all deemed
achievable;
a BREEAM pre-assessment can be produced to give an indication of all BREEAM
credits achievable within the design scope;
A simulation using the ‘Rapiere’ tool indicates that embodied carbon will be in the
region of 5,450 tonnes.

It is considered that the proposed sustainability strategy is acceptable subject to the
conditions recommended below (conditions 28-36)
Carbon and Energy
5.183 The submitted details provides information on a recent and comparable Passivhaus
scheme, including Part L outputs, which gives a good an indication of the overall energy
strategy for the development and the CO2 emissions reductions likely to be achieved. It is
accepted that this information is likely to provide reasonable representation of the energy
consumption of the new school due to the strict and stable performance parameters
associated with Passivhaus scheme.
5.184 According to the information provided, the new school will apply the Mayor’s lean, clean
and green energy hierarchy to achieve an estimated 42.2% reduction in regulated CO 2
emissions compared to the target emission rate (TER) based on Part L 2013. This is in
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excess of the 35% target in Policy DM6 and London Plan Policy 5.2. A 35% reduction will
be achieved through ‘lean’ measures alone (through Passivhaus and the specification of
ventilation systems with high-efficiency heat recovery) with the remaining reductions
achieved through a 17kWp roof-mounted solar PV array is proposed which will reduce
energy demand and carbon emissions by around 10 tCO2
5.185 However, it will be necessary for a revised Energy Statement and associated Building
Regulations (UK) Part L (BRUKL) (as-designed) outputs to be submitted prior to the start
of construction to take account of the finalised design specifications for the new school.
5.186 The Sustainability Statement indicates that opportunities for creating accessible roof
spaces for planting and gardening on the top of the 4th floor block, and bio-solar roofs
(green roofs combined with photovoltaics) are proposed. Details are provided on the
submitted roof planting plan. An undulating substrate depth of 80-150mm is proposed.
The deeper soil enables more diverse planting and retains more moisture for a variety of
different low growing plants. The planting within the bio-solar roof is specifically chosen to
thrive in the shady conditions, and particularly wet and dry in different areas depending on
the panel positions. The planting also provides an added benefit of cooling the underside
of the panels, enhancing efficiency.
Green roofing and water efficiency
The Sustainability Statement includes a commitment that a BREEAM licensed assessor
will prepare a statement and the necessary calculations to demonstrate how the school
will exceed BREEAM criteria Wat 01 and Wat 02, with a minimum 12.5% reduction in
water consumption (l/person/day) when compared to a baseline performance level.
5.187 Further commitments are made to install water sub-meters to monitor consumption,
incorporate water butts for the collection and storage of rainwater for irrigation and specify
low flow toilet cisterns and other sanitary fittings.
5.188 Overall, subject to compliance with the recommended conditions 28-36, the development
as proposed would be designed to a very high standard of sustainability and energy
efficiency and would comply with the requirements of development policies 5.2, BP6, DM5
and DM6 and provide a significant contribution to the Council’s strategic objections for
sustainable, low carbon development.
5.189 Crime Prevention:
5.190 London Plan policy 7.3 and SDP policy DM1 require developments to have regard to
design measures that deter crime and reduce the fear of crime.
5.191 The proposed development is considered to be acceptable in terms of crime prevention.
The site layout and design has been formulated in consultation with the Metropolitan
Police Crime Prevention Officer and is considered likely to achieve ‘Secured by Design’
Accreditation. A planning condition (38) is recommended in this regard.
Community Use
5.192 The applicants state that the school is likely to wish to maintain the option of making
sports facilities (and potentially other incidental halls or spaces) available for community
use outside school hours. This is generally supported in principle in policy terms providing
there are sufficient controls in place to ensure there is no excessive use of the site outside
of normal school hours particularly in the evenings, weekends and school holidays.
Conditions below are therefore recommended to control hours of use of the MUGA and
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other sports facilities, to ensure that the overall site land use remains that of a class D1
school (whilst allowing incidental community use of its facilities) and an express obligation
through an updated School Travel Plan to manage community access and parking
arrangements outside school hours. (see conditions 8-10).
Public Sector Equality Duty (PSED) and Human Rights
.
5.193 Under the Equalities Act, 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. The pre-application process and
assessment process for this planning application have been undertaken with due regard
to the PSED.
5.194 It is recognised that air quality impacts might be expected to disproportionately impact the
very young and very old, but the findings of the submitted assessments indicate that such
impacts would be negligible. Impacts from traffic or parking are not considered likely to
materially affect one group over another. It is considered that, overall, the development
would have a net positive impact by way of enhanced educational and employment
opportunities. The application proposals are not considered to conflict with the Duty.
5.195 The application has 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.
Community Infrastructure Levy (CIL)
5.196 The London Borough of Sutton introduced its Community Infrastructure Levy (CIL)
charging schedule in April 2014. This is in addition to the Mayor of London CIL.
5.197 The proposed development of a school would be exempt from both CIL charges.
5.198 Other Resident Representations
5.199 All representations have been considered in weighing the recommendation below. It is
considered that the vast majority of the representations made by way of objection to the
proposed development have been addressed either directly or indirectly n the relevant
sections of this report above. However, it is necessary to highlight and respond to some of
the other points raised where it is judged that these are material planning considerations
and are not considered to be readily captured in the main topic analysis above:
Objection

Transport Comments
Increased ‘rat-running’ by cars likely in
local roads

Existing highway design deficiencies by
reason of on-street car parking, narrow

Response

The
Transport
Assessment
(TA)
concludes that the net increase in traffic
directly associated with the school would
be minimal. In combination with the
Travel Plan measures proposed, there is
not considered to be any likely impact in
terms of ‘rat-running’ arising from the
development.
The TA has considered the conditions of
the existing highways and, in conjunction
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carriageways and speed controls

Harm to Sutton businesses due to
increased congestion

Existing school travel plans and voluntary
exclusion zones have not worked

Parents should pay for the Park and
Stride

Failure to account for nearby school
congestion and parking problems in the
transport assessment

Cotswold Road resident parking should
be kept as it helps to slow vehicles

There should be a Controlled Parking
Zone in Chiltern Road and Cotswold
Road

Agenda Item 3

with independent Stage 1 Road Safety
Audit,
identified
any
necessary
improvements which are addressed in
this report. It is not appropriate for this
development to resolve existing highway
issues in the wider area that otherwise
fall within the on-going responsibility of
the local highway authority.
General traffic growth impacts continue
to be monitored and mitigated as
necessary by the local highway authority
(including TfL). As noted in the report, the
TA finds that the development would give
rise to only a minimal increase in traffic
flows in the vicinity of the site and as
such this objection is not considered to
be sustainable.
The proposed school travel plan is
considered to provide a robust and ongoing mechanism to encourage modal
shift and to incorporate learning points
from previous Travel Plans for Sutton
schools. The proposed Transport Review
Group will comprise membership from
the Council, the school and other key
interested parties, providing an on-going
forum to deliver a successful Travel Plan.
The Park and Stride would be a
temporary facility. However, this is a
matter that could be considered by the
proposed Transport Review Group, in
consultation with the Epsom and St
Helier NHS Trust, in order to further
encourage modal shift.
The TA has considered these issues and
recommended
necessary
off-site
highway works which are to be secured
by planning condition (see condition 8). It
is not appropriate for this development to
resolve wider on-going highway concerns
that are not directly attributable to it.
The TA identifies existing resident
parking on the east side of Cotswold
Road as giving rise to peak time queuing
into the main Brighton Road junction.
This is considered to be an on-going
issue and will be addressed by the local
highway authority independently of this
application, including the LIP-funded
junction improvement works.
Cotswold Road is already a Controlled
Parking Area and there are existing onstreet ‘commuter’ parking controls in
Chiltern Road and other local roads. The
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There should be staggered start times for
this school and Overton Grange to
mitigate traffic problems

Emergency vehicle access to local roads
will be compromised

Have the Police been consulted about
increased accident risk?
The tram extension will never happen

The Cotswold Road allotments should
not be developed for car parking
Land Use
Other Boroughs should meet the demand
instead of Sutton

Existing schools should be further
expanded and pupil spaces retained for
Sutton residents only

Sutton Council offices could be converted
to a school and Council functions placed
on a trading estate

Site could be used as a local park or
fitness centre

Design and Scale
Too much high-rise development in
Sutton, spreading further south into low

Council is in the process of implementing
a Borough-wide parking strategy which
would include Belmont, South Sutton and
Cheam.
This is a matter for consideration by the
Transport Review Group, to be
established pursuant to an updated
School Travel Plan (see recommended
condition 8)
The site layout allows for safe access by
all emergency vehicles. The TA
concludes that additional net traffic flows
in respect of the school would be minimal
and as such these concerns are not
considered to be sustainable.
The consideration of accident data is in
line with DfT guidelines for transport
assessment.
Negotiations continue between the
Council and Tfl and other interested
parties. A successful tram extension, as
set out in the draft Local Plan, would
provide an additional transport option for
school
children.
However,
the
recommendation below is not contingent
upon the delivery of the tram extension.
The application makes no proposals in
respect of the Cotswold Road allotments.

For the reasons set out in this report, the
siting of a school at the former Sutton
Hospital site is considered to be justified
in planning terms.
This is considered in section 5.10 of this
report. Existing schools have already
been expanded and the majority of pupils
are expected to be drawn from within the
Borough.
A detailed site search has been
undertaken by the Council and for the
reasons stated in this report, the
application site would be able to deliver
the required secondary school places in
the required timescales.
This is a matter for the draft Local Plan.
The proposed recreational facilities on
the site would be made available for
community use outside school hours.

The longer term strategy for development
is a matter for the draft Local Plan and
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density areas

A smaller school should be placed on this
site, a larger one at Rosehill.
The original hospital buildings should
have been retained

Environment
New buses should be hybrid/low polluting
Increased litter and security risks

Loss of bat roosts when hospital
buildings were demolished

The Cotswold Road community is being
increasingly compromised by
developments
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any planning application is considered on
its merits. Considerations of scale are
addressed in section 5.35 above.
This would not address the compelling
need for school places as set out in this
report.
The retention of these buildings would
not have allowed for the most efficient
use of this available brownfield site to
meet a compelling educational need
within the Borough.

This is a matter for the bus operator
The school will be expected to obtain
Secured by Design Accreditation (see
recommended condition 38). On-going
issues of litter and security will be a
matter for the school and public
authorities.
Bat roosts were identified in advance of
demolition and all demolition works were
undertaken under specialist supervision.
Replacement bat boxes were provided at
the time within retained trees and these
will be re-located as part of this
application pursuant to recommended
condition 14.
The planning application, as with other
planning applications for development in
the Borough, is required to be considered
against the policies of the development
plan and other material considerations,
including core principles set out in the
NPPF giving priority to the development
of previously developed land. Impacts
upon existing residents form part of the
balance of considerations in any planning
application. For the reasons set out in
this report, no demonstrable harm to the
local community is envisaged in planning
terms.

Other issues
Residents were not consulted about the There has been extensive pre-application
site selection process
engagement with residents as outlined in
this report.
Should build a large underground car It is necessary to consider the merits of
park instead to support the hospital the
current
planning
application
complex.
proposals against the development plan,
having regard to other material planning
considerations.
Existing feedback from residents pre- It is considered that the application
application has clearly not been listened proposals have responded to resident
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to including a previous petition with 1160 concerns, for example with regard to
signatures.
massing along Chiltern Road and on-site
car parking provision. The submitted
Statement of Community Engagement
outlines these responses in more detail.
Some
documents
suggest
school All of the assessment modelling has
capacity will be reached in Year 5, others been undertaken on a 5 year growth
in Year 7 – which is correct?
model, which would be the fastest growth
model for the school and hence a worstcase scenario for modelling purposes.
However, it is possible that the school
could take up to 7 years, which is
referenced as a growth scenario in the
draft School Travel Plan, subject to early
sixth-form placements. This will be
monitored
through
the
proposed
Transport Review Group, pursuant to
recommended condition 8.
The project has had no regard to As stated above, it is considered that the
comments made by the Belmont and application has responded to preSouth Cheam RA and the South Sutton application comments. The submitted
Neighbourhood Association
Statement of Community Engagement
outlines these responses in more detail
The school should firstly be housed in The application site is available and
portacabins, before finding a better site.
deliverable for the purposes of
addressing the compelling need for new
secondary school places and is
considered appropriate for the proposed
development for the reasons set out in
this report.
Conclusion on Planning Considerations
5.200 The school proposals have been the subject of extensive pre-application consultation with
both local residents and Borough Council officers. The fundamental elements of design,
layout and means of access were improved through an iterative design process from
these discussions and are considered to successfully balance the many site constraints
with the functional needs of a new secondary school. Site specific environmental impacts
have been assessed and considered acceptable, subject to appropriate further details to
be secured by planning condition.
5.201 A significant proportion of the objections received to the application have focused upon
traffic and parking concerns and to the principle of a new secondary school in this
location. However, the development has been carefully considered in consultation with
Borough Highway engineers and traffic assessment undertaken in accordance with
recognised industry standards. The on-site parking is provided at the maximum level
considered appropriate against adopted car parking standards, despite concerns raised
by TfL on this point. Overall, a well balanced approach to on-site parking and sustainable
transport measures supporting the development is considered to have been put forward
and, subject to an updated school travel plan and recommended planning conditions, it is
considered that the development could not reasonably be refused on highway or parking
grounds.
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5.202 In terms of the proposed land use, the evidence submitted in support of the application is
considered to demonstrate a compelling need for at least two secondary schools in the
short and medium term and that this available and deliverable brownfield site is able to
redress this immediate shortfall in school places. For the reasons set out in this report and
in the submission documents, the provision of a school on this site would not prejudice
the delivery of required health or residential land uses as currently provided for by
development plan site allocation or in emerging development plan policy. As such, the
departure from the development plan is considered to be justified in this instance.
5.203 Subject to the draft planning conditions below, approval of the application is therefore
recommended.
6.0

CONCLUSION AND RECOMMENDATION

6.1

The proposed development is considered to be acceptable in planning terms, subject to
the requirement to Stage 2 consultation with the Mayor of London under Article 5 of Town
& Country Planning (Mayor of London) Order 2008.

6.2

It is recommended that Planning Permission is Granted, subject to completion of a
Unilateral Undertaking pursuant to s.111 of the Local Government Act 1972 (and/or other
necessary enabling provisions as may be required) to secure funding for the delivery of
bus service enhancements for the school, such an Undertaking to include the following
key covenant:


To fund (up to a maximum of £855,000 (Index Linked)) the enhancement of Bus
Routes 80 280 and S1 (or alternative new bus services) as required by TfL, only to
the extent that central government funding for this sum is not available and with
the proviso that this covenant would last for a limited period.

and the following conditions:

Agenda Item 3

Page 70

G
Miss Jennifer Woods
14 Regent
All Saints Street
London
N1 9RL

B2016/76164/3FR

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

Proposed School development on part of Former Sutton Hospital, Chiltern Road, Sutton
Erection of a new six form entry secondary school, (Class D1), creation of a new access off
Chiltern Road, modification of existing egress to Chiltern Road, construction of a hard surfaced
games court above an undercroft car park, provision of other areas of hard playing space, car
parking, cycle parking hard and soft landscaping works, and other associated works.
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: Planning Statement (Dec 2016); Desk Based Archaeology Assessment (Dec
2016); Archaeology Evaluation Report (Oct 2016); Archaeology Written Scheme of Investigation
(Aug 2016); Energy Statement (REP(00)MEP-01/01); Sustainability Statement (Nov 2016rev.02);
Construction Method Statement; Statement of Community Engagement; Air Quality Assessment
(AQ101649r.2); Air Quality Neutral Assessment (AQ101649-2r1); Noise Assessment
(REP(00)U002); Ground Investigation Report (24929v01); UXO Risk Mitigation Strategy (EOD
Con Ltd ref:15102); Flood Risk Assessment (including Drainage Strategy)(24929revF);
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Preliminary Ecological Assessment(v.6/4); Bat Survey (RT-MME-122896); Arboricultural
Assessment (AR/3516/rg); Transport Assessment (including Travel Plan);8645-PL003 P1; 8645PL001 P1; 8645-PL002 P1; 8645-PL100 P2; 8645-PL101 P2; 8645-PL130 P2; 8645-PL131 P2;
8645-PL132 P2; 8645-PL133 P2; 8645-PL134 P2; 8645-PL140 P2; 8645-PL141 P2; 8645-PL142
P2; 8645-PL145 P2; 8645-PL146 P2; 8645-PL147 P2; 8645-PL148 P2; 8645-PL150 P2; 8645PL151 P2; 8645-PL152 P2; 8645-PL155 P2; 8645-PL156 P2; 8645-PL160 P2; 8645-PL161 P2;
8645-PL162 P2; 8645-PL163P2; 8645-PL600 P1; 8645-PL601 P1; 8645-PL650 P2; 8645-PL651
P2; 8645-PL660P2; 8645-PL661 P2; 8645-PL662 P2; 8645-PL670 P1; 8645-PL671 P1; 8645PL672 P1; 8645-PL800 P1; 8645-PL801 P1; 8645-PL802 P1; 8645-PL850 P2; 8645-PL851 P2;
8645-PL852 P2; 435_050 rev E ; 435_105 rev D; 435_110 rev D; 435_201 rev C; 435_202 rev D;
435_203 rev B; 435_204 rev B; 435_205 rev C; 435_206 rev C; 435_210 rev C; 435_301 rev F;
435_302 rev E; 435_501 rev D; 435_502 rev D; 435_903 rev G; 435_919 rev D; 435_921 rev C;
SK-002 rev A; SK-005 rev B; SK-006 rev A; SK-007 rev A; ATR-034 rev A; ATR-024 rev A; ATR023 rev A; ATR-022 rev A; ATR-019 rev A; ATR-017 rev A

Reason: For the avoidance of doubt and in the interests of proper planning.
(3) The type and treatment of the materials to be used on the exterior of the building(s) shall be
approved in writing by the Local Planning Authority prior to the commencement of above ground
construction works. These details shall include an installation strategy for the timber cladding and
details of long term maintenance of external surfaces. The approved materials shall be used in
the construction of the development hereby approved,completed prior to its occupation/use and
thereafter be permanently retained.
Reason: To safeguard the visual amenities of the area and to ensure buildings are of a high
standard of design.
(4) The development shall not be occupied until the proposed vehicular, pedestrian and cycle
means of access to the school, as shown on the application drawings hereby approved, have
been constructed in accordance with such approved details (including any associated surfacing
materials as may be approved by the local planning authority pursuant to this permission) and
such means of access shall thereafter be permanently retained.
Reason: In the interest of road safety.
(5) The development hereby permitted shall not be occupied until all off-site highway
improvement works as detailed in the submitted Transport Assessment and approved highway
drawings, have been completed. These works shall specifically comprise:
- A new signal-controlled crossing on Brighton Road.
- An enlarged pedestrian refuge island at the junction of Chiltern Road with Brighton Road
and Cotswold Road.
-Associated tactile paving to dropped kerbs.
All off-site highways works shall be subject to Stage 2, 3 and 4 safety audits and identified design
amendments incorporated in consultation with the local highway authority. Any amendment to the
approved off-site highway works drawings as a consequence of planned junction improvements
by the local highway authority shall be first submitted and approved by the local planning
authority and implemented prior to first occupation of the school. The highway improvement
works shall remain for the duration of the development hereby approved.
Reason:In the interests of highway safety
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(6) The development shall not be occupied until the car and cycle parking spaces have been laid
out and provided within the site in accordance with the approved drawings. The parking shall be
permanently retained exclusively for its designated purpose.
Reason: To prevent obstruction and inconvenience to other highway users (especially
pedestrians, cyclists and those with disabilities), and also in the interest of highway safety.
(7) Prior to commencement of any construction work on the site, an updated Construction
Method Statement shall be submitted to and approved by the local planning authority, such
Statement to include a haul route for construction vehicles from the strategic highway network
and a mitigation strategy for the control of dust and noise emissions during construction. Any
construction work will be carried out in accordance with the approved statement.
Reason: In the interest of highway safety.
(8) Prior to commencement of the development hereby permitted an amended School Travel
Plan shall be submitted to and approved by the local planning authority in consultation with the
local highway authority, such Travel Plan to be implemented for the lifetime of the school. This
shall include:
- the establishment of a Transport Review Group, comprising representatives from the
local community, Councillors, planning and highway officers, the school’s nominated
Transport Coordinator,education authority (acting also as representative in advance of the
school’s nomination of a Transport Coordinator), and other interested parties as may be
agreed;
-A commitment to hold the first meeting of the Transport Review Group no later than one
month prior to commencement of site preparation works and for the Group to meet at six
monthly intervals thereafter (subsequent frequency to be agreed amongst the
membership of the Group) for a minimum of two years following the first full capacity
school pupil year intake;
- Details of a toolkit of measures to encourage cycle use by school pupils and staff
-Implementation of the Servicing and Parking Management Plan including details of the
gate control entry system and how this would accommodate access associated with
community use of school recreational facilities
-Measures to prevent sixth form parking.
Reason:To maintain and enhance sustainable travel choices by occupiers of and visitors to the
development
(9) The premises shall be used for education purposes (including incidental community use of
school facilities) and for no other purpose including any other purpose in Class D1 (nonresidential institutions) of the Schedule to the Town and Country Planning (Use Classes) Order
1987 (as amended) or in any provision equivalent to that Class in any Statutory Instrument
amending or revoking and re-enacting that Order.
Reason: To enable the local planning authority to exercise control over alternative land uses on
the site in the interest of residential amenity.
(10) The Multi-Use Games Area (MUGA) hereby approved shall only be used between the hours
of 8am to 8pm Monday to Friday, 8am to 4pm Saturdays and at no time on Sundays and Bank
Holidays.
Reason: To protect neighbouring amenity.
(11) The Multi Use Games Area (MUGA) shall not be artificially illuminated at any time.
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Reason: To protect neighbouring amenities.
(12) The developer shall afford access at all reasonable times, during the site preparation and
earthworks phase of construction, to any archaeologist nominated by the Local Planning
Authority and shall allow that person to observe the excavations and fully assess and record
items of interest and finds.
Reason: To ensure that there is an opportunity to properly investigate and record information on
this site, which is considered to be of high archaeological interest and with particular regard to
the identified World War Two air-raid shelter on the site.
(13) If during implementation of this development, contamination is encountered which has not
previously been identified, the additional contamination shall be fully assessed and a specific
contaminated land assessment and associated remedial strategy shall be submitted to and
agreed in writing by the Local Planning Authority before the additional remediation works are
carried out. The agreed strategy shall be implemented in full prior to completion of the
development hereby approved.
Reason:To prevent harm to human health and pollution of the environment
(14) All hard and soft landscaping and 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 or other recognised Codes of Good Practice. The works shall be
carried out in accordance with the timetable agreed with the Local Planning Authority. Any trees
or plants 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 species/size/number as originally approved, unless
the Local Planning Authority gives its written consent to any variation. A Landscape Management
Strategy shall be submitted to and approved by the local planning authority prior to first
occupation of the school, such approved Strategy to be implemented in full. The Landscape
Management Strategy shall include details of the biodiverse roof planting and the siting of bat
and bird boxes and their aftercare management.
Reason: To ensure the successful establishment of all new planting on the site in the interests of
visual amenity and biodiversity enhancement.
(15) Site construction works shall only be carried out between the hours of 0800 and 1800 hours
Monday to Friday, 0800 and 1300 hours on Saturday and not at all on Sundays and Bank
Holidays.
Reason: To protect neighbouring amenities.
(16) If the use of piled foundations is proposed, a piling method statement shall first be submitted
to and approved by the local planning authority, such piling works to be carried out thereafter in
full accordance with such approved details.
Reason: To protect residential amenities.
(17) Prior to implementation of soft landscaping works on site, an updated planting schedule shall
be submitted to and approved by the local planning authority, such planting to be implemented in
accordance with such approved details. The submitted details shall include tree pit design
specifications.
Reason: To ensure a successful soft landscaping scheme for the development appropriate to the
local environment.

Agenda Item 3

Page 74

(18) Prior to the commencement of site preparation and earthworks, all trees shown for retention
on the approved drawings shall be protected in accordance with details set out in the approved
arboricultural survey report (ref: AR/3516/rg). None of the ivy-covered trees shown for removal
are to be taken down prior to the carrying out of an updated bat survey during the active season
(April to September). Any works to trees and shrubs during the bird breeding season (1 March to
31 August) are to be subject to prior close inspection, with no works undertaken within 5.0m of
any in-use nest.
Reason: To protect retained trees on site in accordance with best arboricultural practice and to
protect the habitats of protected species.
(19) The rating level of any noise determined by the cumulative sound emissions of the plant
hereby permitted shall not exceed Laeq, 1hr 40dB during the day between the hours of 0700 and
2300 and Laeq, 15mins 29dB during the night between the hours of 2300 and 0700. The noise
levels shall be measured 1.0m externally to any window at the nearest residential façade.
Measurements and assessments shall be made according to the British Standard BS4142:2014
Reason:To protect neighbouring residential amenity
(20) The means of enclosure details as shown on the approved drawings shall be implemented in
full prior to first occupation of the school, including acoustic-specification fencing to the Multi-Use
Games Area. Such means of enclosure shall be retained in good condition for the lifetime of the
school.
Reason: In the interests of visual amenity, site security and neighbouring amenities.
(21) Prior to first occupation of the development, details of all external lighting on site shall be
submitted to and approved by the local planning authority. Any lighting agreed shall be switched
off between 0700 and 2300, other than in times of emergency. Such lighting shall be installed in
accordance with such approved details and retained for the lifetime of the development.
Reason: To prevent unnecessary night-time glare in the interest of residential amenity and
biodiversity.
(22) The proposed external stage and ampitheatre as shown on the site layout drawings hereby
approved shall be used for external performances (to which members of the public are invited to
access the school site) for no more than 8 non-consecutive occasions annually. Such
performances shall cease by 9pm.
Reason:To protect neighbouring amenitiies.
(23) The development shall be implemented in accordance with the site drainage strategy
(including SuDS) and specifications set out in the Flood Risk Assessment (ref:24929 rev.F)
hereby approved. No building shall be occupied until the approved means of control of surface
water run-off have been provided, including SuDS.
Reason:To ensure that surface water discharge rates remain as close as possible to source runoff rates in line with the Mayor's drainage hierarchy as set out in the London Plan 2016.
(24) The Risk Mitigation Strategy in respected of potential unexploded ordnance on the site
(UXO), as recommended by EOD Con Ltd (project reference 15102) shall be implemented in full.
Reason:In the interest of public safety.
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(25) Revised details of the surfacing material for the steps and ramps in the area of the site
between the MUGA and the central courtyard and ampitheatre, shall be submitted to and
approved by the local planning authority prior to first occupation.
Reason: To ensure a safe, permeable surface that does not compromise the health of existing
and proposed tree planting, the successful implementation of the site drainage strategey and the
safe movement of pedestrians.
(26) Details of appropriate walkway surfacing between the main pedestrian site entrance and the
proposed pupil entrance shall be submitted to and approved by the local planning authority prior
to above ground construction works.
Reason:To ensure the optimum level and specification of hard surfacing is provided for pupil
movements at the entrance to the school at peak periods.
(27) Planted meadow land shown on the approved site layout drawings between the southern
site boundary and the proposed undercroft car parking access shall remain planted as such and
otherwise unobstructed and free of buildings at all times.
Reason: To maintain the possible future formation of vehicular and pedestrian access from the
south of the application site.
(28) Prior to the start of construction on site, a revised Passivhaus Report based on the
Passivhaus Planning Package (PHPP) (prepared by a certified Passivhaus designer and
approved by an accredited certifier) must be submitted to the Local Planning Authority and
approved in writing. The submitted report must set out all relevant Passivhaus design
calculations and technical data, including for domestic hot water, lighting load and small power
energy use, and take account of any changes to the building specification
Reason: To comply with Policy DM5 of Sutton’s Site Development Policies DPD
(29) Within 12 months of occupation of the development, a Passivhaus certificate issued by the
Building Research Establishment (BRE) or other official certifier registered with the Passivhaus
Institute must be submitted to the Local Planning Authority and approved in writing in order to
demonstrate that the new school as built has met the minimum Passivhaus criteria.
Reason: To comply with Policy DM5 of Sutton’s Site Development Policies DPD
(30) Prior to the commencement of above ground works on site, a revised Energy Statement
incorporating ‘as-designed’ Building Regulations (UK) Part L (BRUKL) outputs prepared under
the Simplified Building Energy Model (SBEM) must be submitted to the Local Planning Authority
and approved in writing which demonstrates how the new school will apply the Mayor’s energy
hierarchy (use less energy, supply energy efficiently and use renewable energy) to secure at
least a 35% reduction in CO2 emissions below the target emission rate (TER) based on Part L of
the 2013 Building Regulations and at least the stated 5.2% reduction in total emissions
(regulated and unregulated) through on-site renewable energy generation.
Reason: To comply with policy DM5 of the Sutton Site Development Policy Development
Planning Document.
(31) Prior to occupation of the development, ‘as-designed’ Building Regulations (UK) Part L
outputs prepared under the Simplified Building Energy Model (SBEM) should be submitted to the
Local Planning Authority and approved in writing to demonstrate that the development has been
carried out in accordance with the approved details. If the development is unable to meet the
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required reduction in CO2 emissions through the approved energy strategy, then any shortfall
should be made up through alternative CO2 reduction measures.
Reason: To comply with Policy DM6 of Sutton’s Site Development Policies DP
(32) Within 3 months of completion of the development, documentary evidence must be
submitted to the Local Planning Authority and approved in writing to demonstrate that the
proposed bio-solar green roof has been installed in accordance with the approved details.
Reason: To comply with Policy DM6 of Sutton’s Site Development Policies DPD
(33) Prior to the commencement of above ground building works on site, documentary evidence
incorporating landscaping plans and Green Space Factor (GSF) calculations derived from the
Council’s ‘Green Space Guidelines for Sutton 2011’, should be submitted to the Local Planning
Authority and approved in writing, to show that the new school will achieve a GSF score of at
least 0.4 unless it can be demonstrated that this score is not feasible.
Reason: To comply with Policy DM6 of Sutton’s Site Development Policies DPD
(34) Prior to the commencement of above ground building works, documentary evidence
prepared by a BREEAM accredited assessor must be submitted to the Local Planning Authority
and approved in writing to show that the new school building as designed will meet or exceed all
mandatory credits required to achieve an ‘Excellent’ rating under the BREEAM New Construction
Scheme 2014.
Reason: To comply with Policy DM5 of Sutton’s Site Development Policies DPD

(35) Prior to first occupation of the development, documentary evidence prepared by a Building
Research Establishment (BRE) accredited assessor must be submitted to the Local Planning
Authority to show that the new school will achieve at least 1 credit under BREEAM criteria Wat
01 on ‘Water Consumption’ and meet criterion 1 of BREEAM criteria Wat 02. Details of all highefficiency fittings and proposed rainwater harvesting techniques should be provided together with
calculations based on the ‘BREEAM Wat 01 calculator’ to show that the development will achieve
a minimum 12.5% reduction in water consumption (l/person/day) when compared to the baseline
performance level
Reason: To comply with Policy DM9 of Sutton’s Site Development Policies DPD
(36) Prior to first occupation of the development, documentary evidence prepared by a Building
Research Establishment (BRE) accredited assessor, including any relevant design specifications
or calculations, must be submitted to the Local Planning Authority and approved in writing in
order to demonstrate that the following standards have been met:
(i)
achieved part 1 of BREEAM criterion Mat 03: Responsible Sourcing of Materials;
(ii)
all of the key elements of the building envelope achieve an A rating for reduced lifecycle
impact according to the BRE ‘Green Guide’;
(iii)
all timber based products (100%) have been legally harvested and traded in line with the
Forest Stewardship Council (FSC) certification scheme or equivalent
(iv)
utilisation of re-used or recycled local construction materials where feasible; and
(v)
construction materials used can be reusable or recyclable at the end of the building’s life.
Reason: To comply with Policy DM5 and London Plan Policy 5.3
(37) The development shall not be occupied until signage at the ingress and egress junctions
to/from Chiltern Road and the application site has been installed in accordance with details which
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shall have been submitted to and approved by the local planning authority. Such details shall
include ‘No School Parking’ carriageway markings as may be considered necessary in
consultation with the local highway authority. All approved access signage shall be retained in
good condition for the lifetime of the school.
Reason: In the interests of highway safety
(38) The development hereby permitted shall incorporate security measures to minimise the risk
of crime and to meet the specific security needs of the development in accordance with the
principles and objectives of Secured by Design. Details of these measures shall be submitted to
and approved in writing by the local planning authority within 12 months of commencement of the
development and shall be implemented in accordance with the approved details prior to
occupation.
Reason: To meet the objectives of SPD1 'Designing Out Crime'.
(39) The development shall not be occupied until refuse and recycling facilities have been
provided in accordance with the approved plans. The facilities shall be retained thereafter for use
by the occupiers of the development hereby approved.
Reason: Having regard to the character and function of the area.
(40) The school hereby permitted shall be limited to a maximum school roll of 1,275 pupils.
Reason: In the interests of proper planning, highway safety, parking control and residential
amenity.
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 in line with
section 38(6) of the Planning and Compulsory Purchase Act 2004. Whilst the proposal is not in
full accordance with the development plan, taking account of all material planning considerations,
a departure from the development plan is judged to be acceptabale in this instance and for this
reason planning permission is granted.
(3) The applicant was provided with pre-application advice. As the submitted application
accorded with that advice Sutton Council has accordingly granted planning permission.

Background Papers: B2016/76164/3FR
Drawings and other documents can be viewed on line –
1) Go to page: http://gis.sutton.gov.uk/FASTWEB/welcome.asp
2) Enter Planning Application Number: B2016/76164
3) Click on Search and View Current Applications
4) Click on View Plans & Documents
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Annex 1
Schedule of Objections to Application B2016/76164

Objection
Siting and Layout
School too big for the site - represents overdevelopment;
Wrong location for school – should be further north, such as at Rosehill site.
The layout is sub-optimal due to the retention of 2 x Lawson Cypress trees
The buildings should be located further south especially as we understand the Council has
acquired more hospital land;
Could should place it on Metropolitan Open Land near Felnex site;
Buildings would be too close to the fence with Chiltern Road and the nurses’ homes in Maple
Walk.
Site provides insufficient recreation space for pupils harming their health and contrary to
Government guidance
Site is too close to the Marsden Hospital and the nearby prison.
Building would be 30m from the front gardens on north side of Chiltern Road, not 40m as stated
and tree screening will be insufficient especially from deciduous trees in the winter;
Children should not be expected to work in a cramped environment

Transport and Parking
Significant material increase in risks for students, residents and road users
Will compromise sustainable transport measures for Overton and Devonshire schools
Overton Grange travel plan failed causing significant on-street car parking at peak times – this will
happen again.
Chiltern Road is a residential road, not suited to this development
Harm to vehicular access to/from Sutton, harming businesses
Businesses like Subsea7, having invested in Sutton, will not be pleased with the extra congestion
More street parking and speed controls are required in local roads
Inaccuracies in the Transport Assessment
Most children will come from north of borough, beyond 2km walking limit and edge of cycling
limits
There are no major safe cycling routes in any location close to the school - cannot therefore rely
upon cycling;
The hills will deter pupils from cycling;
No evidence of real transport mitigation
Insufficient analysis of the Brighton/Chiltern/Cotswold road junction and lack of data on existing
capacity or proposed traffic numbers
Insufficient survey data - just on one day at non-peak times
The survey date of April 14th does not account for people taking cheaper holidays in this period,
pupils revising at home, greater use of public transport in summer
Traffic use is far worse than shown by a single survey day
Cars already queue back to Heath Drive
Private schools create more traffic
Traffic survey fails to account for Seaton House traffic at peak times which is already chaotic –
this will be 20 times worse;
Seaton House staff park on south side of Chiltern Road;
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The Cotswold Road parking is needed to the properties in that road and helps to slow traffic, so
should not be restricted
The assessment of accidents only covers the last 3 years which is inadequate;
Existing Brighton Road footways are narrow and slippery for pedestrians, and could be dangerous
for children;
Teenagers don’t walk and buses will be overcrowded, so car travel is likely
Parents should pay for the Park and Stride facility
Buses S1, 80 and 280 already at capacity, especially when existing schools empty – demand for
these services will also increase at lunchtimes
The 420 and 820 bus routes are non-TfL and don’t accept Oyster or Zip cards and are so
infrequent they will not be used
Children will not cross 9 at a time to the proposed refuge Island - this uncontrolled crossing will
lead to hesitation by children and drivers and cause queues
The Council is creating an unnecessary risk here for children;
The Chiltern Road crossing point is to be widened, increasing rather than reducing pupil safety –
vehicles won’t be able to stop in time and children tend not to be visible due to dark uniforms;
The junction of Woodmansterne Lane at Oaks Park would be clogged up
Parents tend to ignore voluntary exclusion zone's for example at Stanley Park School and this will
just push parking pressure into adjoining roads at the edge of the zone
There must be a CPZ to prevent nearby parking especially Chiltern Road and Cotswold Road
between 8 AM and 4 PM
London data, not suburban, should be used to model traffic generation;
Need to prohibit sixth form from parking as well
Council needs to agree and implement the new Brighton Road junction first of all;
Staggered start times with Overton Grange would ignore any cumulative primary school impacts
in the area;
No details of construction traffic management have been supplied
Pollution to pupils from car fumes
Inadequate staff car parking
Bus stops will be too congested and pavement space further eroded by children;
Children will need to wait longer to get on a bus and this often requires Police Community Support
Officers to help supervise;
Poor location as it is primarily smaller housing units in Sutton so kids will come from further afield
There will be more congestion to Brighton Road (A217), Cotswold and Chiltern Road, Langley
Park Road, Banstead Road South, The Downsway, Crossways, Egmont Road, Heath Drive, The
Causeway, The Highway, The Gallop and other local roads, which are already congested and
used as rat-runs and by the S1 bus.
On street parking will increase significantly and access to homes will be blocked;
Most pupils need to travel across half the borough to reach it
A fleet of buses will be needed to transport children to do recreational activities off-site
Already gridlock from the Avenue School, Devonshire School, Barrow Hedges, Eagle House and
Seaton House school, grammar schools, and also from Marsden Hospital
On street parking in Shanklin Village, Homeland Drive and Belmont Heights will disappear
Increased bus use will make it difficult for commuters to get to work and will harm local business
and the efforts of the Sutton Town Partnership
Non-residents will park in our streets
There is a need to widen Downs Road and this development has no regard to this
There needs to be on-site drop off facilities
There is parking over half on the pavement and Downs Road, cars are damaged and proposal will
make this worse - should make Downs Road one way as mitigation
Construction traffic lorries will cause chaos and no construction should be allowed at the weekend
Emergency vehicle access in local roads will be compromised
Risks to children crossing Cotswold Road
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Cumulative traffic impact with London Cancer Hub and new GP surgery and residential
development at the old Henderson Hospital must be considered
Parking was a problem with Wallington Boys County School 40 years ago
Drivers do not slow down on the high-speed road area just past Highdown prison
Should remove chicanes in Chiltern Road to ease movement
The chicanes were added by the Highway Authority as Chiltern Road is evidently already too
heavily used by through traffic.
Seaton House school should have been surveyed in the mornings, as parents there all arrive by
car.
Chiltern Road is too narrow for the coaches and servicing lorries;
We require more bus routes, schemes to prevent parents sitting in cars waiting for the children
and a controlled parking zone;
There is no intention by TfL to enhance local bus services;
There would need to be an extra 30 buses in the morning
There would be 300 extra cars in the morning assuming 2 pupils per car and half pupils going to
school by bus;
Belmont Heights already experiences increased parking since demolition of the Brighton Road car
park
Cars park from the top of Hulverston Road bridge back to the yellow lines;
Banstead Road South street parking from Marsden Hospital already causes highway safety
problems and detriment to residents
Belmont train station offers no viable alternative to the car
There will be even more yellow-lining now in local roads
Highway sightlines are poor due to curves in the road
Brighton Road and Sutton High Street congestion is worse than central London
There is no clear intent to provide access from the proposed London Cancer Hub land to the
south
Residents can only run errands outside school peak times due to traffic
The A217 is a key route for residents to reach the M25 and A3 and therefore must not be further
congested – it is the busiest road in Outer London
Chiltern Road is already busy due to the 280 bus terminal, access to the Cancer Research
Laboratories and the railway station
Have the Police been consulted about likely accidents?
If the A217 is used more, there will be rat running through the area around Burdon Lane
The undercroft car park will be unduly expensive, suggesting alternative sites
There will be more rat-running through local roads
Traffic delays will be detrimental to the hospitals
The extra traffic could affect prisoner transfers from the local prisons
Coaches entering and leaving the site will cause blockages and pollution
The tram may never happen
The potholes in Chiltern Road are evidence of excessive traffic already
Staff arriving by car will queue both ways along Chiltern Road as each one has to type in a code
to the access barrier;
What about parking for cooks, cleaners, admin staff?
The allotments should not be used for overflow car parking as has been suggested;
Why not expand the tram and also train frequency from Belmont station?
Pelton Avenue is already used as a cut through and is an accident blackspot
Evidence supplied in support of the siting of the school originally referred to 600 extra car trips
from the Marsden Hospital, but this appears now to have been omitted from the transport
assessment.
The tram will take too long to be delivered to help ease traffic problems with the school
Parents will park on Brighton Road by the allotments, causing gridlock at the junction
The added pressure on buses will increase fares to detriment of other residents;
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Traffic problems will be so bad that people will decide to leave the area and the school will no
longer be needed.
The Police have often had to be called due to double side parking on Chiltern Road
The Transport Assessment should have focused on considering the appropriate location in
Sutton, rather than assuming this site,
The Marsden is already causing parking problems in local roads
The growth of Avenue School has already caused chaos in local roads;
There should be a split school start time to mitigate peak hour traffic
Land Use Principle
Due to the location away from areas of need, the school will only benefit children outside Sutton.
Why not rely upon other Boroughs to expand their schools?
Too high a concentration of secondary schools in the Borough
There’s already four schools nearby, notably Overton Grange, Avenue School, Devonshire
School and Eagle House;
There is no logical link between a ‘science’ school at advanced medical research at the proposed
LCH, as no guarantee that students would reach that level of skill.
Too near the edge of the Borough where it is not needed – better placed in centre or east of
Sutton, or in Worcester Park or Cheam
This does not help reduce pressure on school places in the west of the Borough
Should use and expand existing schools and prevent access by non-resident pupils;
Residents were promised a doctors surgery on this site
Overton Grange school can accommodate the demand
There should be an integrated approach to infrastructure in respect of London Cancer Hub and its
development programme – this is too piecemeal
The school and London Cancer Hub developments must be considered together especially if
13,000 jobs are to be created
The Council has clearly not fully assessed other alternatives, including the Rosehill site and the
case to build on Metropolitan Open Land
Independent consultants previously advised the Council to build the school at Rosehill;
Rosehill site would be cheaper to build on and easier to travel to, whilst also having good
recreation space.
1275 pupils is too many
Would rather see a new housing estate
Should convert Sutton Council offices to a school and relocate Council functions to a trading
estate;
The site should become a local park
The site should remain in medical use or as a fitness centre;
The school will prejudice further expansion of the world class medical facilities
The need case has not been made and should be transparently based upon ward location
assessment
The suitability of this site was not properly considered by the Council when purchasing and
residents were not consulted
The proposed change from designated housing and health use has not been subject to public
consultation;
Site is largely previously undeveloped land
Many children in Sutton opt for private schools or grammar, so this school will just service children
outside the Borough
Greenshaw withdrew from this site as it was too small and the site fails to meet Education
Funding Authority minimum site sizes;
The site is contrary to allocated land uses in the existing local plan, whilst the new local plan
suggesting a school is still only in consultation
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The juxtaposition with medical uses to the south is inappropriate.
The school should be sited on Epsom Downs, south of the Brighton Road roundabout, allowing
for train line extension and providing more space for students.

Design and Scale
Building height and design out of keeping and not reflecting character of original hospital buildings
or the residential area which is mainly 2-storey
The character of the area as low density housing will be diminished
Design is too modern and materials out of keeping;
Over-development exemplified by height;
Building height should never exceed three storeys in this location – four storeys would be too
dominant in this location
The height is inappropriate due to rising ground level;
The proposed set-back from Chiltern Road will have negligible impact and would not be screened
by the trees – new trees will take over 20 years to establish;
Proposal is effectively 5-storeys with the roof plant
This is a continuation of ‘high rise’ Sutton and must be stopped – the surrounding area is already
too densely developed
The original hospital buildings were an attractive focal point and should have been retained.
The original hospital buildings sat comfortably in their surroundings causing no local disruption
A smaller school should be on this site, a larger one at Rosehill
Blocks would be of no architectural merit
Vandalism of a green space and pollution-absorbing trees;
Design would not match the roofline of proposed LCH buildings;

Landscape and Environment
Loss of 34 trees excessive, many deciduous
Increased urbanisation – this area is characterised by landscaped open spaces and trees;
Tree buffer on Chiltern Road must be protected by condition
Increased air pollution likely, due to loss of trees and extra traffic, contrary to Environment Act and
WHO provisions
The constrained site results in limited landscaping opportunity
Has pollution been assessed in terms of nitrous oxides and particulates?
Any new buses should be hybrid/low polluting
Increased litter
The Council’s demolition of the hospital building removed bat roosts
Increased risk of flooding with water heading downhill from the top of the site, exacerbated by all
the areas of hardstanding proposed;
The Bandon Hill school in Wallington flooded soon after opening a new building, due to loss of
soakaway capacity and this development risks doing the same;
There could be noise from the rooftop plant as well
Existing sewerage capacity is already over-capacity.
Ecology, notably bats and owls would lose habitat.
Skyline views from Chiltern Road gardens will be harmed
Loss of allotments will harm community spirit
There has been no visual impact assessment and no noise survey

Residential Amenity
School site use should be restricted at night and weekend
Most of buildings are next to just one house
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Building would dominate, overshadow and overlook neighbouring houses
No effort has been made to dig out the land and reduce the height of the MUGA
Noise from MUGA and general school noise would be harmful to residents and Royal Marsden
Hospital, especially the elderly
Light pollution from the MUGA floodlighting, exacerbated by its raised level
The community use will mean late night use causing disturbance
Quality of local environment and quality of life will be harmed generally
Parents and children chatting outside the school will cause disturbance
Loss of sunlight to the nurses’ accommodation
The Cotswold Road community is being increasingly compromised by developments
Residents already struggle with air traffic and helicopter noise
There is almost always construction noise in local area
Residents of Draper House will suffer

Other
Youngsters will have insufficient recreational facilities –their health and academic performance
will suffer and there would be more pollution due to extra traffic as kids need transporting to offsite recreation. Internal space would also be cramped for pupils. This is contrary to much recent
and documented research into public health.
Site use not in line with allocated NHS use and also breaches existing covenants. It is not
allocated for school use.
The old Sutton High should never have been shut
Inadequate pupil recreational space breaches the School Premises (England) Regulations 2012
Breach of Council’s own green space initiatives
Increased risk of flooding by increased hard surface area
Breach of One Planet living as pupils will need to travel
Council needs to condition the height, environmental protection and site access details
No pre-application consultation undertaken
Sutton is educating half of Surrey
The additional school pressures arises from former Mayor ‘s decision to re-home families in
Central London;
Councillors surely know the traffic conditions now, so if they approve this scheme they are not
acting ‘above board’ and could be subject to judicial review
Should build a large underground car park instead to support the hospital complex.
Existing feedback from residents pre-application has clearly not been listened to including a
previous petition with 1160 signatures.
Increased security risk to nearby homes due to all the pupils;
Will there be more police to prevent hooliganism and vandalism?
Some documents suggest school capacity will be reached in Year 5, others in Year 7 – which is
correct?
The project has had no regard to comments made by the Belmont and South Cheam RA and the
South Sutton Neighbourhood Association
Please add planning conditions that control hours of construction, no weekend or bank holiday
working, no vehicle waiting in local roads, similarly hours of school opening and evening events.
Parking for evening events should be on-site. Lighting also should be kept to a minimum to
protect biodiversity.
The school should firstly be housed in portacabins, before finding a better site.
There will be increased rowdiness by Overton Grange school.
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Objection Count
Carshalton
Cheam
London
Redhill
Sutton
Worcester Park
Total
Objections
Town
Carshalton

Cheam

London
Redhill
Sutton
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Support Count
Carshalton
Cheam
London
Redhill
Sutton
Worcester Park
Total

13
34
1
1
209
1
259

No.

Road
Fairway
Pine Walk
Southway
Sunnymede Avenue
Warren, The
West Drive
West Way
Avenue, The
Beresford Road
Burdon Lane
Cornwall Road
Cuddington Way
Devon Road
Downs Side
Drive, The
Glebe Road
High View
Holland Avenue
Onslow Avenue
Sandy Lane
Shirley Avenue
Warren Avenue
Weat Drive
Wilbury Avenue
York Road
Pancras square
Harwood Park
Autumn Drive
Avenue Road
Balmoral Way

15, 36, 37
16
47
38
37
Willows Ridge
19, 24, 31
42, 49
50, 67
77, 104, 137, 150
44
Cheyham, Cooinda
17
35
Warren Garth
17
8, 9
59
35
49, 112, 174
2, 17, 18
15a
28
23
2, 35, 40, 59, 60, 68
5
27
10, 45, 129
8, 15, 36
1, 4, 31
14, 28, 30, 43, 48, 54, 71, 73, 80, 81, 83,
84, 85, 90, 94, 98, 102, 105, 112, 137, 142,
146, 180, 199 Banstead Road South

0
1
0
0
1
0
2

Agenda Item 3

Worcester Park
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6
22
1, 3, 6, 8, 9, 10
4, 7, 12, 20
42, 49, 180
47
11, 13
11, 24
2
6, 18
1, 3, 15, 18,
2, 14
12, 20
9, 11, 12, 14, 16, 22, 24, 26, 31, 36, 40, 44,
53, 55, 64, 65, 67, 70, 71, 73, 70, 75, 77,
79, 84, 85, 92
24
2d, 3a, 5a, 8, 14
31, 31a
1, 7, 11, 24, 27, 30, 38
4
4, 10, 47
1, 2, 5, 10, 16, 24, 25, 32
70
10, 24, 36, 44, 50, 52, 55, 56, 82
Pentire, 1, 2, 10, 12, 22, 24, 28, 32, 46,
46a, 54, 61, 65, 77
4, 6, 8, 9, 12, 17, 20, 21, 22, 23, 24, 25, 27,
28
168, 176
10, 12, 14, 23, 31, 32, 40, 43, 44, 46, 47,
49, 51, 53, 57, 59, 61
Flat 3, 5, 35
105
2, 15
2, 9
42
17
19
7, 9, 16, 18
15
14, 64
4
6
1, 2, 7, 12, 23, 24, 25, 29, 30, 32, 35, 47, 55
12

Basildon Close
Basinghall Gardens
Bassett Close
Bawtree Close
Belmont Road
Benhill Road
Bicknoller Close
Brasted Close
Brighton Road
Byway, The
Causeway, The
Chelmsford Close
Cheviot Close

Chiltern Road
Courtenay Avenue
Cotswold Road
Crescent, The
Crossways
Dorset Road
Downs Road
Downsway, The
Egmont Road
Furzedown Road
Gallop, The
Heath Drive
Hulverston Close
Highway, The
Kingswood Drive
Langley Park Road
Linkway, The
Lymbourne Close
Manor Road
Pelton Avenue
Penhurst Way
Queens Road
Sackville Road
Sevenoaks Close
Sinclair Drive
Westerham Close
Woodbury Drive
Beverley Road
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Support
Town
Cheam
Sutton

No.

Road
31 Harefield Avenue
47 Kings Road
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Annex 3
Education Justification Statement

NS3 – Supporting Statement - Education Justification Statement for the development of a
New Secondary School on the Sutton Hospital Site in Belmont
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October 2016
Executive Summary
 This statements set outs the critical need for additional secondary school places in the
Borough and provides the necessary supporting information to evidence this need and
why it is justified.
 The summary position is that since 2009 the Borough has created 4350 additional
primary school places to meet the growing demand as the population has increased. The
growth in the primary sector will follow through to the secondary sector. 10 of the
Borough’s existing secondary schools have been expanded creating 1500 additional
secondary school places but it will not be enough to meet future demand coming through.
 The Borough’s secondary schools (including those that have recently expanded are
largely full at Year 7. Based on school census data, by 2020 there will be approximately
500 more Year 6 pupils seeking a secondary school place in the Borough than this year.
The proposed secondary school on the Sutton Hospital site would meet 195 of those
required places when they are needed in 2018, however on its own it will not be enough.
A further secondary school will be needed in Sutton by 2019/2020.
 The Sutton Hospital site is currently the only brownfield site in the Borough capable of
supporting secondary education that is deliverable within the timescales required. The
fact that two new secondary schools are needed in the Borough proves the need for the
first secondary school. This proposal is therefore critical if the Local Authority is to meet
its statutory duties to provide sufficient educational provision in the Borough in the future.

Background
1.

The LBS has a statutory responsibility to ensure that there are sufficient school places to
meet the needs of the Borough’s population.

2.

Between 2001 and 2015 live births have increased by 32% in the Borough resulting in a
significant increase in primary demand, which has and will continue to translate into
secondary demand in the future. 22 of the borough’s primary schools have or are in the
process of being permanently expanded, with a number of schools also admitting ‘bulge
classes’. Between 2009 and 2017/18 an additional 4,325 primary school places will have
been created (see appendix A for a list and map of primary schools in the Borough).

3.

The table below provides the latest numbers on roll in Sutton’s primary schools which shows
the scale and trajectory of the increase in numbers of pupils seeking a secondary school
place in the future. The table shows that that there are currently 2,017 year 6 pupils in
Sutton’s primary schools that were applying for secondary school places in 2016. By 2018
(the desired date in which the proposed school will open) there will be a further 260 pupils
seeking a secondary school place (note this doesn’t take into account cross border
movements or inward and outward migration). By 2022 there will be a further 529.
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Table 1 – Collective numbers on roll (NOR) in primary school in Sutton (School Census, May
2016)
Year
Group

R

1

2

3

4

5

6

NOR

2546

2537

2513

2380

2277

2107

2017

Year 7 in

2022

2021

2020

2019

2018

2017

2016

Existing Secondary School Provision in the Borough and Phase 1 / Phase 2 Secondary
expansions
4.

There are currently 14 secondary schools in the Borough (see Appendix B for a map), with
basic information for each secondary school provided in table 2 below.

5.

Secondary schools are principally planned on years of admission (year 7) where ‘PAN’ refers
to the ‘Published Admission Number’ at Year 7. NOR in the table below refers to ‘Number of
Roll’ which is the total number of pupils attending the school in the academic year 15/16,
based on school census data. The table also includes the ‘Assessed Capacity’ of each
school including years 7-11 plus 6th form students.

6.

Local Authorities need to take action where there is either too many or insufficient Yr 7
places available in the borough. To meet the increasing need for school places, phase 1 of
Sutton’s secondary expansion programme saw 5 secondary schools expanded by 2015
(PAN increase) and phase 2 will see 5 more expanded by September 2016 creating 1500
additional 11-16 places in total (secondary schools in the expansion programme are
identified table 2 above and in Appendix B in terms of the number of places created).

7.

It should be noted that some schools will be deemed full even when there is some spare
capacity in higher year groups because of the need to plan for Year 7 places. Furthermore,
where a secondary school has recently expanded and the PAN has increased, that school
will also be deemed full where it is admitting to PAN but where the ‘Assessed Capacity’ is
greater than the NOR. This is because the school grows upwards year on year from Year 7
even though the additional accommodation is delivered all at once. For example, Carshalton
Boys College has an assessed capacity of 1450 but only 1275 pupils on roll. The school is
still considered ‘full’ in the sense that it is recruiting to its higher PAN of 240 each year but it
will take 5 years for the school to fill up with additional pupils following its expansion. This is
true of all schools marked with an asterisk in the table that have increased their PAN inside
or outside of the basic need expansion programme and have increased their assessed
capacity accordingly (note that Wilson’s school have increased their PAN in recent years but
outside of the Council’s expansion programme and whilst Greenshaw and Overton have
increased their PAN in 2016 they have not yet formally amended their capacity assessment).
Therefore the only school that might be considered to have some spare capacity is Stanley
Park High School, however the school cannot admit additional pupils beyond its PAN of 210
due to the way the school’s curriculum is currently organised (schools within schools model)
so this school is also in effect full and the assessed capacity is only notional in this sense.
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Table 2 – Sutton’s Secondary Schools and those included in Phase 1 and Phase 2 Expansion
Programme
School name

PAN
(2016/17)

NOR-from
Jan School
Census ‘16

‘Assessed
Capacity’
(May 2016)1

Expansion
through
Basic Need

Carshalton Boys
Sports College *

240

1275

1450

Phase 1 –
1FE (2015)

Carshalton High
School for Girls *

240

1204

1197

Phase 1 –
1FE (2015)

Cheam High School

300

1995

1980

Glenthorne High
School *

247

1511

1450

Phase 1 –
1FE (2015)

Greenshaw High
School

314

1650

1670

Phase 2 –
2FE (2016)

Nonsuch High
School for Girls *

210

1283

1470

Phase 1 –
0.5FE
(2015)

Overton Grange
School *

240

1239

1330

Phase 2 –
1FE(2016)

St Philomena’s
Catholic High
School for Girls *

234

1253

1342

Phase 2 –
1FE(2016)

Stanley Park High
School

210

1215

1406

Sutton Grammar
School for Boys

135

869

935

Phase 1 –
0.5FE(2015)

The John Fisher
School *

189

1014

1072

Phase 2 –
1FE(2016)

Wallington County
Grammar School *

135

1026

1050

Phase 2 –
0.5FE(2016)

Wallington High
School for Girls

210

1401

1460

Wilson’s School *

180

1120

1327

3084

18055

19139

Total

1

See the below link for a description of how schools capacities are assessed
http://webarchive.nationalarchives.gov.uk/20130903115029/http:/media.education.gov.uk/assets/files/pdf/s/
assessing%20the%20net%20capacity%20of%20schools.pdf
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8.

As of September, 2016 based on known applications all secondary schools remain largely
full at Year 7 despite the additional places created. Secondary schools across the Borough
are therefore considered to be ‘at capacity’ currently.
Demand for Secondary School Places in the future

9.

All phase 1 and phase 2 secondary expansion projects have now received planning
permission, with the expectation that all projects will be completed by 2017. Table 3 below
provides the total number of Year 7 places available in the Borough (Yr7) which includes the
expansions identified above against the projected need for places (Proj PAN). The difference
between the two, found in the final row, identifies the expected shortage of school places at
Year 7 should no further provision be commissioned in the Borough in the future.

Table 3 – based on LBS 2016 projection
Yr

12/13 13/14 14/15 15/16 16/17 17/18 18/19 19/20 20/21 21/22 22/23

Yr 7

2796

2746

2861

2940

3051

3094

3273

3390

3529

3558

3591

Proj
PAN

2770

2770

2814

2919

3084

3084

3084

3084

3084

3084

3084

+/-

-26

24

-47

-21

33

-10

-189

-306

-445

-474

-507

10. As table 3 identifies, the Borough is expecting to have sufficient capacity in 2016, but it will
be under pressure in 2017 (but likely manageable with some ‘over offering’). By 2018 there
is expected to be a shortfall of approximately 189 places at Year 7. This demand will be met
by the 195 places that will be created by the proposed school on the Sutton Hospital site in
2018. However, by 2020 there is expected to be a shortfall of 445 year 7 places indicating
the need for a second secondary school even if the first is successfully delivered.
11. It is clear from the existing capacity of our secondary schools that it will not be possible to
meet the expected need for additional school places in 2018 and beyond from within the
existing school infrastructure in the Borough. The Partnership of Secondary Schools in
Sutton (PSSS) wrote to the Local Authority in November 2015 to make this point clear urging
the Local Authority to identify a workable plan to create more secondary school places in the
Borough from 2018.
Cross Border Movements of Secondary Pupils in Sutton and surrounding areas
12. Secondary age pupils will travel longer distances to access secondary school provision. One
of the factors that the Local Authority should be mindful of is how many pupils are travelling
into the Borough and how this impacts on the forecasts for secondary school places in the
future.
13. Table 4 below shows the total number of secondary pupils (up to Year 11) resident in Sutton
and the number of pupils attending schools in the Borough from surrounding Local
Authorities.
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14. The table identifies that in January 2015 there were 10,330 secondary age pupils resident in
Sutton. 8,791 of them attend a school in the Borough, the remaining 1,239 attend a school
outside of the Borough. However, in January 2015, there were 13,723 pupils attending a
secondary school in the Borough. Sutton therefore exports 1,239 pupils but imports 4,932
pupils - a net import of 3,693 pupils.
15. Sutton is a net importer of secondary pupils for a number of reasons: (i) Grammar school
system that selects on ability (mainly) rather than geographical proximity – this account for a
large proportion of out borough pupils, (ii) the relative popularity of schools in Sutton, (iii)
Schools being situated on Borough borders that would naturally recruit pupils from other
local authority areas.
Table 4 – Cross border movements in and around Sutton – Secondary

LA of Residence

Source:
School
Census Jan
2015

Destination LA
Sutton

Croydon

Surrey

Kingston
Upon
Thames

Merton

Other
LAs

TOTAL

Sutton

8,791

444

422

313

301

59

10,330

Croydon

1,851

14,791

802

15

382

2,185

20,026

Surrey

713

307

45,489

548

40

2,101

49,210

Kingston
Upon
Thames

305

8

377

5,312

149

809

6,960

1,564

232

38

557

5,158

1,063

8,612

15,782

47,128

6,745

6,030

6,217

Merton
Other
LAs
TOTAL

499
13,723

16. Given that all of the secondary schools in Sutton are their own admissions authorities
(Stanley Park in process of Academy conversion) the London Borough of Sutton must plan
secondary school places within this context. It is not a viable strategy to not expand schools
or to resist new school provision in an attempt to reduce the number of out Borough pupils
attending secondary schools in Sutton, because this would require the abolition of Grammar
and faith based provision in favour of community school provision and significant changes to
admissions arrangements over which the Local Authority has no control (Academies are their
own admissions authority’s and independent from Local Authority control). The projections in
table 3 above assume that the approximate proportions of out Borough pupils attending
schools in the Borough will remain consistent in future years.
Conclusion
17. Whilst pupil place projections come with a degree of uncertainty due to the number of
variable factors they are seeking to model (changing popularity of schools, changing
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demographics, changing migration rates, changing pupil yield / housing scenarios), the basic
need case for the new secondary school proposed on the Sutton Hospital site is clear and
compelling.
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APPENDIX A – LBS Primary School Expansion Programme (2009 onwards)
School name

Year of
expansion

Number of extra places
provided

All Saints Benhilton

2012

175

All Saints Carshalton

2012

175

Amy Johnson

2012

210

Avenue Primary

2011

210

Bandon Hill-Woodfield

2013

840

Barrow Hedges Primary

2009

210

Beddington Park Primary

2011

210

Brookfield Primary

2009

210

Cheam Common Infants

2012

90

Cheam Common Juniors

2015

120

Devonshire Primary

2011

210

Dorchester Primary

2011

210

Hackbridge Primary

2009

210

Manor Park

2017

210

Muschamp Primary

2011

210

St Elphege’s Infants

2012

90

St Elphege’s Juniors

2015

120

St Mary’s Infants

2012

90

Cheam Park Farm Infants

2016

45

Cheam Park Farm Juniors*

2018

60

Hackbridge Primary School*

2018

210

Westbourne Primary
School*

2017

210

Total additional primary
places created
* Subject to planning and funding approvals

4325
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Primary Schools in Sutton
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School name

Year of expansion Number of Extra places created (excluding 6th form)

2015

150

Carshalton High School for Girls

2015

150

Glenthorne High School

2015

150

Greenshaw High School

2016

300

Nonsuch High School for Girls

2015

150

Overton Grange School

2016

150

St Philomena’s Catholic High School for Girls

2016

150

Sutton Grammar School for Boys

2015

75

2016

150

2016

75

The John Fisher School
Wallington County Grammar School
Total additional places
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Carshalton Boys Sports College

1500
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Secondary Schools in Sutton
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Annex 4
School Catchment Analysis

NS3 – Supporting Statement - School Catchment Analysis
July 2016
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Introduction
1.

The critical need for an additional secondary school in the Borough is established in the
statement titled ‘NS3 – Supporting Statement - Education Justification Statement for the
development of a New Secondary School on the Sutton Hospital Site in Belmont’.

2.

This statement addresses the likely catchment for the proposed secondary school given the
proposed location at the Sutton Hospital site.
Background

3.

Sutton’s existing secondary schools do not have formal catchment areas where pupils living
within a physically defined area have priority to a school, rather they recruit pupils based on an
admissions criteria that usually has an element of proximity within them. Academies and Free
Schools set their own admissions criteria which can be one of a combination of the different
approaches below:
a. ‘Distance’ – employed by most schools, it prioritises pupils based on the pupil’s
home in relation to the school or ‘nodal point(s)’.
b. ‘Nearest school’ – similar to the above but a higher priority is given to pupils for
whom the school is their nearest (and a lower priority if it isn’t).
c. Selection by ability – partial or otherwise, schools can select on ability through
the 11+ exam.
d. Aptitude – schools can select up to 10% of their intake on aptitude for a given
subject area
e. Catchments – where pupils are given priority if they live within a defined
boundary around a school
.
f. Lottery – where allocations are random (computer generated) - rarer, it is
currently only employed in Brighton
g. Banding – where pupils are admitted in equal bands/national ability averages
according to ability defined by an entry test.
h. Faith – where some or all pupils are given priority based on a particular faith (free
schools cannot currently offer more than 50% of places based on faith).
i. Feeder schools – where pupils are prioritised by attendance at nominated ‘feeder
primary schools’
j. A combination of the above

4.

It is unknown what the admissions criteria for the new school will be as this will be set by the
Free School provider if and when it is chosen by the Department for Education.

5.

Even where admissions criteria are known, assessing the likely catchment of a school is
complicated by virtue of the sheer number of factors involved (varied criterion - selective/nonselective/faith based, changing patterns of demand, parental preferences, spatial issues,
transport related issues). A new school will likely change the pattern of admissions in the
immediate and surrounding area in which the new school is located.

6.

The information and analysis in this document provides an estimate of the likely catchment for
the school based on the available information at the time. It seeks to take a ‘reasonable’ view on
the likely locations and distances that pupils will be travelling when accessing the school to help
inform the overall Transport Assessment. It assesses the following:
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A. The location of existing primary pupils in the Borough that will be seeking a
secondary school place in the future
B. The location of primary growth in the Borough
C. The pattern of existing comprehensive secondary schools in the Borough
D. The existing density of school age pupils located in the Borough
E. The accessibility of the site based on travel/journey times

A - Where do pupils live that will be accessing this school?
7.

There are different ways of answering this question. Statutory walking distance is considered to
be 3 miles (5km) for children aged 8 and over based on the shortest reasonably safe route and
for secondary age pupils a reasonable travel time is considered to be 75 minutes. These
national guidelines are used for assessing eligibility for free transport, however you would
expect (and it is desirable) for pupils to travel to school within much shorter distances and
timescales than this. IHT (Institute of Highways and Transportation) in their guidance document
states that generally speaking there are three measures upon which you can judge how far
people will walk to school: (i) Desirable – 500m, (ii) Acceptable – 1km, (iii) Preferred maximum
2km – though it is accepted that some pupils will access the school via alternative means
(cycling, public transport, car).

8.

The table below provides average distances travelled to existing comprehensive schools in
Sutton (Grammar schools are omitted here because they select on ability, however faith schools
are included).
School

Cheam High
Glenthorne
Greenshaw
CBSC
CHSG
Overton
Stanley Park
St Phils
John Fisher

9.

Average distance from School
in km (based on total NOR
from 2014 Census)
1.35
0.91
1.14
1.38
1.48
1.03
1.22
2.85
2.89

Given the above it would be generally expected that the vast majority of pupils would live within
3km of the school. The tables below identify the number of primary pupils (that will be seeking
secondary education in the future excluding pupils attending independent provision) that live
within a certain distance of the proposed school site.

10. The tables provide the total numbers living within a certain distance by year group. The figures
are provided in total and then broken down by those pupils living within Sutton and those living
within neighbouring areas of Sutton.
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TOTAL
Age
Group
R
1
2
3
4
5
6

Yr 7
in
2022
2021
2020
2019
2018
2017
2016
Tota
l

00.5km
62
54
59
76
45
46
39

0-1km
173
167
155
166
148
140
111

0 - 2km
542
507
461
472
438
387
346

02.5km
858
855
763
792
723
658
603

0 - 3km
1116
1154
1079
1063
1000
926
870

381

1060

3153

5252

7208

Yr 7
in
2022
2021
2020
2019
2018
2017
2016
Tota
l

00.5km
62
54
59
76
45
46
39

0-1km
173
167
155
166
148
140
111

0 - 2km
534
498
451
458
427
371
337

02.5km
808
795
715
724
662
581
545

0 - 3km
981
986
939
885
837
741
711

381

1060

3076

4830

6080

Sutton
Age
Group
R
1
2
3
4
5
6

Surrey (covering Reigate/Banstead/Epsom and Ewell
Age
Yr 7
00Group
in
0.5km 0-1km 0 - 2km 2.5km 0 - 3km
R
2022
0
0
8
50
135
1
2021
0
0
9
60
168
2
2020
0
0
10
48
140
3
2019
0
0
14
68
178
4
2018
0
0
11
61
163
5
2017
0
0
16
77
185
6
2016
0
0
9
58
159
Tota
l
0
0
77
422
1128

11. Whilst the tables above show that the site
is not in an immediate area of high pupil
density, there are a significant number of
pupils living within a reasonable distance
of the site and this number is increasing
over time. For example, there were 346
year 6 pupils living within 2km of the site
this year seeking a secondary school in
the area. By 2022, this will have increased
by 196 pupils to 542. If you extend that
measure to 3km there were 870 pupils
seeking a secondary school place in the
local area which will increase by 246 to
1116 by 2022.
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12. Given the location of the site in the southern part of the Borough there have been concerns
raised by residents that the school will draw in pupils from Surrey with the associated transport
implications that this would entail. This is also of concern to the Local Authority given that the
proposal is predicated on the desire to meet basic need pressures from within the Borough
(notwithstanding the Greenwich judgement that admissions cannot favour pupils living in any
particular administrative boundary).
13. As the map above demonstrates there is a ‘buffer’ of non-residential land to the south of the site
which will to a certain extent ‘protect’ the site from Surrey pupils seeking to access the school
from the South. Of the total 7208 primary age pupils living within 3km of the proposed site, 6080
(90%) have a Sutton address with 1128 (10%) being located in Surrey (mainly Banstead area
but also Epsom). This reduces as you get closer to the site. For example, there are only 77
primary pupils living within Surrey that live within 2km of the proposed site (2.4% of the total).
14. Clearly there will be some pupils that may choose to attend this school from these locations but
the extent to which they will be successful in their applications (pending confirmation of the
admissions arrangements for the school) will be tempered by the spatial factors identified
above. On this basis the Sutton Hospital site is a reasonable location to meet demand coming
from Sutton.
B – Where is the growth in the Borough that the proposed school will meet?

15. The school has been
commissioned to meet
growing demand in the
Borough. It is therefore
important to identify where
the growth in pupil numbers
in the Borough is expected to
be located. The adjacent
map provides an indication of
the location of pupil growth in
the Borough by comparing
the current Year 6 cohort
(pupils joining Year 7 next
year) with the latest
reception cohorts coming
through the Borough’s
primary schools (pupils
joining Year 7 in 2022).

Map 1 – Growth in
Year 6 cohorts
seeking a secondary
school place (20162022)

16. It shows that whilst there is growth in a number of wards across the Borough there is a
concentration in the centre of Sutton as indicated by the red line in the adjacent map. Across
those wards, there are circa 8 additional forms of entry coming through the primary school
system and as such there is a reasonable expectation that the school will draw its pupils in the
future from these locations. Given that the current Local Development framework focuses
additional housing in the central Sutton area with over 40% of the Borough’s future housing
targets expected to be delivered in the central Sutton area alone there is a reasonable
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expectation that the potential area that the school will serve will come from this location (note
the LDF will be replaced by the new Local Plan next year with the proportion of the Borough’s
housing in a town centre location expected to be considerably higher) .
C - Secondary Schools and ‘choice’ in the Borough
17. Another way of looking at where demand is
in the Borough is to look at areas where
pupils are unable to attend a school of
choice. Map 2 below shows the pupils that
did not get a first preference offer in
September 2014. This picture is relatively
consistent year on year and indicates that
there are no obvious areas in the Borough
where concentrations of first preferences
are not being met. This may reflect the fact
that parents will generally only apply for a
preference school if they feel they have a
chance of being admitted and clearly there
are areas in the Borough where pupils
(that do not get in to a selective or faith
school) have ‘less choice’.

Location of 1st preferences not met in
2014/15 in purple – existing secondary
schools - green.

Mean distances travelled to
non-faith comprehensive
secondary schools in Sutton,
Source: School Census 2015.

18. This latter point, was raised as an issue
by a number of parents living in the
east of the Borough (near to Wallington
Boys/Girls, John Fisher and Wilsons).
Map 2 provides a visual representation
of this. It shows the ‘average’ distances
travelled to the existing seven non
faith/selective comprehensive
secondary schools in the Borough (e.g
the circles show the mean distance
travelled by each pupil on roll at the
school based on the 2014 NOR census
return). The darker the shade the more
‘choice’ parents have in terms of the
likelihood of getting into more than one school. The circles do not indicate where pupils will be
able to go to school nor are they an accurate representation of actual school catchment areas
but it makes a general point that residents currently living in the north of the Borough already
have generally good access to a range of non-selective comprehensive schools whereas
residents living in the East or South of the Borough tend to have less of a choice.
D – Density of Pupils living in the Borough

19. To some extent, the fact that there is more comprehensive school provision in the North of the
Borough is expected given there is generally a greater concentration of pupils – as the map
below indicates.
20. Although the density of pupils is generally lower in the South of the Borough, given the relative
growth of pupils in the local area (para 13) and its ability to serve central Sutton, the Council is
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of the view that the proposed location will reasonably meet the Borough’s critical basic need in
the future.

Total number of pupils attending
Sutton Schools Primary and
Secondary (January Census 2015).
Red dots indicate existing non faith
comprehensive secondary schools,
green dot indicates proposed Sutton
Hospital site

E - Journey times to the Sutton Hospital site
21. Where pupils will come from, will in part, rely on journey times to the site based on walking,
cycling, public transport and car journeys. In reality pupils will travel as long as it takes to get
into a school that they wish to go to but journey times will affect that decision and will to a
certain extent shape those choices. Below is a series of maps that provide indicative
catchments based on journey times to the Sutton Hospital site within 20 minutes (judged here to
be a reasonable time that most parents/pupils would accept / wish to achieve).
22. What is immediately apparent is how the areas change vary according to the mode of transport.
Anyone walking or taking public transport and wanting to access the site within 20 minutes
would be confined to Sutton locations – indeed the catchments extend further north than South
based on existing infrastructure in place. However using a car extends the area south rather
than north reflecting the ‘quicker’ roads northbound rather than southbound, Cycling distances
appear more evenly distributed (north/south/east/west).
23. The accessibility of the site by car from the South rather than the north is a potential concern
however based on the actual travel to school modes experienced in Sutton only 25% would use
car/care share/park and stride and the targets set within the proposed School Travel Plan would
aim to reduce this further.
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Maps 5-8 - 20 minute journey times to the Sutton Hospital site (purple hatch), Source, London
Schools Atlas. (Red pin indicates school site, other symbols represent schools in area)
Map 1 - Walk

Map 2 - Cycle

Proposed Site

Proposed Site

Beacon
Map 3 - Public Transport

Map 4 - Car

Proposed Site

Proposed Site

The Beacon

24. If there was a propensity for pupils to make the
journey into Sutton from the South then you might
expect this to be a pattern experienced at Overton
Grange which is in close proximity to the Sutton
hospital site. However, as the map below
indicates Overton draws in very few pupils from
the South / Banstead area and with the increasing
popularity of the Beacon secondary school in
Banstead (see map 4 above) it is reasonable to
assume that whilst the proposed new school may
draw some pupils from the South this is not
expected to be significant (Surrey County Council
confirms the Beacon Secondary school has
increased in first preference applications year on
year since 2009 and by 60% over that period)

Heat map of
location of pupils
attending Overton
Grange
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Conclusion
25. The analysis above suggests that the proposed site is reasonably well placed to meet expected
growth in the Borough and that the likelihood of drawing in high numbers of pupils from the
South (with the associated impact on highways infrastructure) is mitigated by the likely
catchment of the school and the increasing popularity of secondary schools in the Banstead
area.
26. Given the number of variables involved it is not possible to be precise in the likely catchment of
the school and there are some reasons to be cautious. The admissions criteria for the school
cannot yet be confirmed (but even if they were the above analysis would, to a certain extent, still
hold) and the popularity of schools can change over time. In addition, new schools tend to be
undersubscribed in their first few years which could increase the chances of Out of Borough
applicants securing a place at the school – at least in the early years.
27. Nevertheless, the analysis above is considered a robust way of estimating the likely catchment
for the proposed school and as such the information and analysis contained in this paper has
been used to inform the Transport Assessment carried out by WSP | Parsons Brinkerhoff in
support of the planning application for the school. A gravity model has been prepared based on
where primary school aged pupils live within proximity to the new school site up to a distance of
3km. The surrounding highway network within the agreed study area includes the Brighton
Road/ Cotswold Road/ Chiltern Road and Chiltern Road/ Banstead Road South junction. Each
of the entry points to the study area have been assigned a letter from A to E. Trips by car, on
foot and by cycle will be assigned to these five routes based on where they likely live in
proximity to the site based on the student/staff trip generation by mode. This will enable WSP |
Parsons Brinkerhoff to assess the likely impact and any transport infrastructure improvements
required to accommodate the anticipated demand.
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