amE: LONDON BOROUGH

. Planning Committee
Have” nq 1 July 2021

Application Reference: P0285.21

Location: NEW CITY COLLEGE HAVERING,
ARDLEIGH GREEN CAMPUS,
ARDLEIGH GREEN ROAD

Ward SQUIRRELS HEATH

Description: REVISED ACCESS ARRANGEMENTS,
RELOCATED CAR PARKING, NEW
CYCLE PARKING, INVOLVING
DEMOLITION OF P BLOCK WITH
ASSOCIATED LANDSCAPING

Case Officer: RAPHAEL ADENEGAN

Reason for Report to Committee: « Call-in application by ward

councillor.

1. BACKGROUND

1.1  The application has been called-in by the local ward councillor, and as such is
referred to the Planning Committee for decision in accordance with the
Committee Consideration Criteria of the Constitution.

2 SUMMARY OF KEY REASONS FOR RECOMMENDATION

2.1  The application which seeks revised access arrangements and new car parking
at the New City College Havering is being brought forward in order to facilitate
the College’s future Masterplan proposals. The application would not be
detrimental to the character and appearance of the street-scene.

2.2  The site is not within the Metropolitan Green Belt and as matter of judgement
there is no in principle objection to the land being brought forward for
redevelopment to provide new parking area for the college in lieu of disposal of
other part of the site for future development. The current development provides
an opportunity to improve upon the ecological value of the land.

2.4 The proposed development is considered acceptable on its own merits,

however with consideration given to the requirements of Paragraph 11 of the
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National Planning Policy Framework, it is not considered that a decision to
refuse permission could be substantiated as the level of harm viewed
objectively would not outweigh the benefits of granting permission.

RECOMMENDATION
That the Committee resolve to GRANT planning permission subject to:

1. agree the reasons for approval as set out in this report, and
delegate authority to the Assistant Director Planning in consultation with the
Director of Legal Services for the issue of the planning permission and
subject to minor amendments to the conditions or the legal agreement to
take comprehensive account of the elements in respect of which
contribution is being made towards s278 Highway works.

2. Any other planning obligation(s) considered necessary by the Assistant
Director Planning.

That the Assistant Director Planning is delegated authority to negotiate the legal
agreement indicated above and that if not completed by the 30™" September
2021 the Assistant Director of Planning is delegated authority to refuse planning
permission or extend the timeframe to grant approval

That the Assistant Director Planning is delegated authority to issue the planning
permission and impose conditions [and informatives] to secure the following
matters:

Conditions
1. Time Limit

2. In Accordance With Approved Drawings

3. Material — permeable
4. Landscaping

5. Landscape Management Plan
6. Secured by Design

11. Boundary Treatments
14. External Lighting Scheme

15. Noise Protection

18. Surface Water Drainage

19. Sustainable Drainage Systems (SUDs)
21. Car Parking Plan

23. Electrical Charging Points

25. Cycle Storage

26. Travel Plan

27. Construction Management and Logistics Plan
28. Construction Hours

29. Highway Works
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30. Wheel Washing

31. Visibility Splays

32. Biodiversity and the Urban Greening Factor
33. Existing and Proposed Ground Levels

34. Site Levels

PROPOSAL AND LOCATION DETAILS
Proposal

Permission is sought for the relocation of existing car parking, new cycle
parking, revision to existing access arrangement with associated landscaping
involving demolition of P Block.

It is proposed to undertake works at the northern route to become two way for
the College. The southern route will continue to provide access and egress to
Ardleigh House and some servicing for the College, where vehicles are
delivering to A Block. All other deliveries will be from the northern point of
access. The works will include new security barriers.

The new car park will extend into the eastern part of the campus onto an area
which is currently used for informal recreation for students. 170 car parking
spaces are proposed in the new car parking area. This will replace the 261
spaces to be lost as a result of the disposal of land part of the existing parking
spaces to the southern end of the site fronting Nelmes Way.

The P Block extends to 258sq.m and is located adjacent to the northern
vehicular route. It currently accommodates Engineering, which according to the
applicant, will be relocated to the College’s Rainham Campus in Spring 2021.
The building will be demolished to make way for improvements at access and
to facilitate the installation of new cycle parking of up to 70 spaces increasing
cycle stands from 30 to 100 for use by both students and staff. The proposed
cycle stand would comprise double stacked covered stands.

The proposed development includes 19 new lighting columns within the car
park. In order to provide appropriate lux levels across the. This includes 11
columns at a height of 6m around the edge of the car park and 8 columns at
8m high are proposed within the central part of the car park.

Site and Surroundings

The application site involves an open grassed area to the eastern part and
Block P (258sqg.m) located adjacent to the northern vehicular route which forms
part of the Ardleigh Green Campus of Havering College in Hornchurch. The
College site is located on the eastern side of Ardleigh Green Road to the north
of its junction with Nelmes Way. The grassed area is available to students for
games with an informal football pitch. The land is located adjacent to the rear
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of residential properties facing onto Birch Crescent, Russets and Brindle
frontages.

In respect of vehicular access, the campus is currently served by separate
entrance and exit points on Ardleigh Green Road. The southern vehicular route
serves both Ardleigh House and the College (students and staff); providing
access and egress for Ardleigh House and access only for the College. The
northern vehicular route provides egress for the College only. The college is
abutted on all sides by residential properties and All Saints Church to the
northern corner adjacent to the main entrance. Ardleigh House, which contains
wooded land protected trees with preservation order is to the southwest of the
college boundary. The application is not readily visible from the roadside and
obscured by mature vegetation.

The surrounding area is characterised by two storey dwellings, a mixture of
detached and semi-detached buildings. The campus has a PTAL rating of
between 0.2 (poor).

Planning History
The following planning decisions are relevant to the application:

P0762.21 - Outline application for the erection of 3 detached houses with garages
and access.
Awaiting Decision

P0755.21 - Erection of 2/3 storey 87 bedroom and suites care home for the frail
elderly (Class C2 use) with ancillary and communal accommodation, together with
associated landscaping, access arrangements, car and cycle parking, servicing,
refuse and recycling.

Awaiting Decision

P0913.12 Extension of Time Limit on application P0683.09-Demolition of up to
6,550sgm of existing floorspace and the re-development of 9,450sgm new
educational floor space (Class D1) together with associated landscaping and access
— Outline

Approved 05-10-2012

P0752.11 - Extension of time to P1047.08 - for the provision of a basketball court,
artificial 5- a-side football pitch with perimeter fencing and erection of acoustic
boundary fence.

Approved 14-07-2011

P0683.09 - Demolition of up to 6,550sgm of existing floorspace and the re-
development of 9,450sgm new educational floor space (Class D1) together with
associated landscaping and access — Outline.

Approved 14-08-2009
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CONSULTATION RESPONSE

The views of the Planning Service are expressed in section 8 of this report,
under the heading “MATERIAL PLANNING CONSIDERATIONS”.

The following consultees were invited to comment on the application:

Waste
No domestic waste involved

Highways

(Flood risk assessment) nothing to add to this, no issues with the proposal.
Permeable paving with piped (private sewer) into Thames Water surface water
sewer (drainage);

That the developer enters into section s278 Highways Agreement given that it
has been stated in item 4.3 of the Design and Access statement that ‘it is
proposed to undertake the works at the northern access route to enable it to
become into two way for the college.” No objections.

The developer to liaise with the Street Lighting Engineer of the Local Authority
(LA) about lighting issues.

Issues relating to drainage were dealt with by the drainage engineer of the LA.

Overall, no objections relating to the development.

Ecology Advisor

No objection subject to securing biodiversity mitigation and enhancement
measures. Impacts will be minimised such that the proposal is acceptable subject
to the conditions below based on BS42020:2013..

No objections were made from any of the above parties invited to comment,
subject to suggested conditions and informatives as outlined in the preceding
section of this report.

LOCAL REPRESENTATION

The application was advertised via a Press Notice and Site Notice displayed at
the site for 21 days.

A total of 113 consultation letters were sent to neighbouring properties
regarding this application

No of individual responses: 20, of which: 20 objected.

The following Councillor made representation:



Councillor Ramsey

Call in this application (as adjacent to my Ward) on the basis of detriment to the
amenities of adjoining properties in my Ward.

Representations

Objections

6.4

vi.

Vii.

viii.

Xi.

Xii.

Xiii.

It must be noted that officers can only take into account comments that concern
relevant material planning considerations and not those based on personal
dislikes, grievances, land disputes, values of properties, covenants and non-
planning issues associated with nuisance claims and legal disputes, etc. The
following issues were raised in the representations received:

The proposed car park is too close to the boundary. This is unfair to the
residents of Brindles in the Emerson Park Ward and Birch Crescent, Squirrels
Heath Ward;

. There is a perfectly adequate car park that is currently under used on a daily

basis. | don't want a car park to now be moved to right outside my house,;

iii. I don't want to look out onto a car park from my garden;

The proposal will have a detrimental effect on our lives due to its location and
siting;

The planting of trees and shrubbery along the boundary fence would have a
detrimental effect on the ground surrounding and therefore any structures on
this ground as the ground in this area is soft London clay. This has been
proved in the recent past when there were conifer trees all along the boundary
- these were removed by the college due to the damage they were causing to
the housing and grounds on Brindles;

A car park here will result in an increase in noise and smell from car fumes —
noise and air pollution;

The current overflow parking is barely used. Few cars use the car park on
Garland Way;

The college are losing 200 students to Rainham campus | cannot see the need
for re-locating the car park at all as there are normally more than 180 spaces
free,;

The college has 476 at present and are proposing to lose only 76 leaving them
with 400, from the evidence they need no more than 300. If they want some
overflow to allow for peaks then 330 should do it;

Most of the students travel to college by public transport so the proposed car
park is not needed;

Traffic around the Ardleigh Green area is already extremely heavy, especially
around school/college start and finish times, so students should be
encouraged to use public transport instead of clogging up our local roads.
Object on the following grounds: - Light pollution - Anti-social noise - Hours of
usage - Drainage concerns - Ongoing maintenance of proposed control
measures | see no need for 6 metre high lampposts at the end of mine and
adjoining properties as this will bring unwarranted light pollution affecting all
residents in the immediate area;

With night classes and early staffing, all adjacent residents would be subject
to vehicle movements and associated disturbance for anything upwards of 18
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hours per day which is completely unacceptable, especially as this would be
close to rear bedrooms in what is quite a family occupied area,;

We have an underground brook in the immediate vicinity which causes
localised flooding problems;

The previous large development, Berkeley Homes, caused a considerable
amount of distress due to untold flooding in my garden as my land is situated
at a lower level and there is insufficient drainage. | strongly object to any
structural change by Havering College in the belief that further damage will be
caused to my property as there is insufficient drainage in the area caused by
too much building;

The selling of the car park for land acquisition and thus creating profit to the
college, creates possible further residential construction in that area under
offer, thus creating a further strain on the surrounding amenities and road
infrastructure;

The proposed planting of the boundary will take time to grow and also does
not provide cover during the winter months from the lighting and noise;

The proposal to widen the new entry to two lanes, Residents in Birch Crescent
are worried this will be right up against their boundary;

This will have an adverse effect on my children's health with numerous car
fumes being inhaled on a daily basis, lighting going very close to our bedroom
windows when my young children are trying to sleep;

This will have a negative effect on my house price when there is currently the
under used car park;

The anti-social behaviour currently witnessed in the existing carpark will be
brought close to the front of our property;

Noise & disruption from demolition and building work;

The college should be doing more to discourage the use of cars by students;
Other important factor is the plan to plant trees close to the border of the
houses in Brindles that it directly affects. Approximately 3 years ago, the
college agreed to remove the trees that were planted on their ground
immediately next to these houses. This was because there was clear proof
that, over a number of years, the trees had caused structural damage to the
houses. For some reason, this planning application has not taken this
important factor into account.

Officer Comment: The matters raised have been address in the context of the
report. Matters relating to value of property are not a matter of planning
consideration.

7. Relevant Policies

7.1

The following planning policies are material considerations for assessment of
the application:

LDF

DC32 - The Road Network
DC33 - Car Parking

DC48 — Flood Risk

DC59 - Biodiversity

DC60 — Trees and Woodland
DC61 - Urban Design
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SPD3 - Landscaping SPD

OTHER

LONDON PLAN — D4 — Good Design

LONDON PLAN — T6 — Car Parking

LONDON PLAN — T6.5 Non-residential disabled person parking
LONDON PLAN - SI12 Flood Risk Management

LONDON PLAN - SI13 Sustainable Drainage

NPPF - National Planning Policy Framework

HAVERING EMERGING LOCAL PLAN
7 — Residential design and amenity

24 — Parking provision and design

30 — Nature conservation

MAYORAL CIL IMPLICATIONS
None.

MATERIAL PLANNING CONSIDERATIONS

The main planning issues raised by the application that the committee must
consider are:

Principle of development

Local character/Design

Impact on neighbouring amenity

Ecological impacts/trees

Flood risk

Implications for highways, pedestrian access and parking

Principle of development

The applicant has advised that as part of the Masterplan for the campus to
delivering an innovative education facility, the process led to the identification
of underutilised parts of the campus which could be sold in order to secure a
capital receipt for reinvestment in the campus. This includes modern fit
buildings.

As part of the Masterplan process, the 476 car parking spaces currently
provided has been assessed to be surplus to requirement to meet the needs of
its students, staff and visitors. The southern part of the car park, along Nelmes
Way, has been identified as an area which could be released for alternative
development and this plot is the subject of separate planning application for a
care home and an outline application for three new self-build dwellings.

The submitted planning statement states that the Ardleigh Green Masterplan
will provide high quality accommodation, including specialist provision for
learners with SEND, Health and Social Care and Social Work and Policy. It will
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enable the College to meet the skills requirements of the local community and
the wider region in modern teaching and learning facilities through the delivery
of qualifications from foundation level to higher education. And in order to
achieve this and to match the fund secured from capital grant from the GLA
through the Skills for Londoners Capital Funding Round, the identified areas as
outline above are to be sold off to generate the needed fund to the planned
improvements to the college. The creation of a new car park is the first phase
of the Masterplan so as to release land on Nelmes Way for disposal.

Policy DC33 of Havering’s LDF (Car Parking) states that car parking provision
within new developments should not exceed the maxima set out in Annex 5
which are based on those provided in the London Plan. Annex 5 (Parking
Standards) suggest 1 space per 2 staff plus 1 space per 15 students should be
provided at colleges of further education.

The London Plan Policy T6 seeks to see an appropriate balance struck between
promoting new development and preventing excessive car parking provision
that can undermine cycling, walking and public transport use. This is reflected
in Policy 24 of the emerging Local Plan requiring all development to provide
sufficient parking provision in accordance with the maximum parking standards
in the London Plan.

The London Plan does not set out a car parking standard for education
institutions. Accordingly, paragraph 10.6.5 advises that “Where no standard is
provided, the level of parking should be determined on a case-by-case basis
taking account of Policy T6 Car Parking, current and future PTAL and wider
measures of public transport, walking and cycling connectivity.”

Paragraph 10.2.1 of the emerging Local Plan states that car parking for
development should aim to strike an appropriate balance between meeting the
essential parking needs of the site whilst neither acting as a discouragement to
using public transport nor adding to demand for on-street parking...Travel Plans
should be developed to minimise the need for car-based access. Developments
should seek to provide the minimum realistic amount of car parking for the
scheme, without undue risk of overspill parking onto surrounding streets. The
allocation of car parking should consider the needs of disabled people, both in
terms of quantity and location.

There is a current total provision of 476 formal car parking spaces, with 187
(39%) of these within barrier-controlled areas for staff use. A total of 19 of these
spaces (4%) are currently suitable for disabled use. There are also 8 spaces
for nursery drop-off and pick-up located immediately adjacent to the nursey
building, and two contractor bays to the west of P Block.

According to the submitted Transport Statement dated February 2021, there
are currently 394 staff (of which 144 are part-time) and 2,840 student (of which
1,175 are part-time). The parking survey results of February 2020 identified 331
spaces occupied at the highest peak, 11am. This peak level of demand is 70%
of the existing 476 space capacity, with a significant 145 (30%) of spaces
vacant at that time.
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The proposal would result in the loss of some 246 parking spaces as a result
of the disposal of land fronting Nelmes Way in the southern portion of the
existing college car park, with 230 spaces remaining, which falls short of the
existing peak demand. 170 spaces are proposed in the new car parking area
which forms the basis of this planning application. The proposed re-provision
of parking for staff and students within the college site accounts for peak
demand and totals 400 spaces compared with the existing 476 spaces,
resulting in a reduction of 76 spaces.

There are currently some 30 cycle stands for use by students and staff. It is
proposed to increase this to provide 100 spaces. These will be located adjacent
to the northern point of access in the area of the P Building to be demolished
and will comprise double stacked covered stands.

It is noted that the current situation has been sufficient for the college usage up
to this point. The proposal reduces the amount of car parking provided on the
site by 76 spaces. The London Plan identifies that where sites are redeveloped,
parking provision should reflect the current approach and not be re-provided at
previous levels where this exceeds the standards.

Going by the Havering Core Strategy parking standards for colleges, this being
at a rate of 1 space per 2 staff plus 1 space per 15 students and applying these
standards to the student and staff numbers results in a standard provision of
386 space i.e. 394/2 plus 2840/15. The 400 spaces proposed is marginally
beyond the standard provision and there will be ample space for bicycle
storage, therefore meeting some of the objectives of the London Plan to reduce
car usage in general across the city. Overall the number of car parking spaces
proposed is considered to be sufficient to support the college’s needs, while not
providing excessive parking and providing alternative travel options such as the
bicycle storage facilities to encourage active transport. The 400 spaces
proposed provides a suitable balance between meeting the current peak
demand of 331 spaces, whilst allowing for a level of contingency and also
flexibility in the context of longer-term masterplan aspirations.

Both Havering's policy (DC33, Annex 5) and the London Plan 2016 (Policy T6.5,
Table 10.6) recommend standards for disabled parking bays to be provided at
5% of the total capacity of the car park. As there would be 400 car parking
spaces at the college, that would result in a minimum of 20 disabled parking
bays (Designated Blue Badge parking bays) that should be provided.

The proposal includes 40 disabled parking spaces (20 disabled spaces, plus
20 enlarged bays), an increase of 21 from the current 19 accessible spaces to
serve both the needs of staff and students at the campus. These spaces are
proposed to adjacent at the site entrance, close to H Block and J Block,
providing easy access to the campus for those people with disabilities, which is
considered to be acceptable and in accordance with planning policy. A pre-
commencement condition will be included that requires further information
about design of the spaces to accord with the London Plan, which states that
parking spaces designated for use by disabled people should be 2.4m wide by
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4.8m long with a zone 1.2m wide provided between designated spaces and at
the rear outside the traffic zone, to enable a disabled driver or passenger to get
in or out of a vehicle and access the boot safely.

Based on the above and a Travel Plan to be secure by condition, the proposal
is considered to be compliant with current policy guidance on transport and land
use planning at national and local levels. The proposal is therefore acceptable
in principle subject to other planning consideration. Notwithstanding the
acceptability of the principle, the proposal would be subject to all other material
planning considerations, in particular, harm that will be caused to the character
of its locality, which are explored further in the report below.

Local character/Design

Core Strategy policy CP17 states that new development to ‘maintain or improve
the character and appearance of the local area in its scale and design’. Core
Strategy policy DC61 states that ‘Planning permission will only be granted for
development which maintains, enhances or improves the character and
appearance of the local area.

It is proposed to amend the existing the main vehicular and pedestrian access
into the college from Ardleigh Green Road on the norther end to provide new
two way vehicular access with new security barriers. The existing boundary
fence is to be brought back to widen pedestrian access with new hard surfacing.
The works will involve removal of trees to provide additional soft landscaping to
the right side of new parking to enhance the approach.

The potential impact on the environment from this proposal is the effect on the
street scene, with the construction of the vehicular crossover. It is considered
that due to the modest alteration to the existing access and the replanting of
new trees in place of the removed trees, there will be no undue impact on the
character of the area and locality nor any adverse or detrimental impact on
neighbouring properties.

It is considered that the proposed widening of the existing drop kerb would not
have a visual impact on the street scene especially due to the number of
neighbouring properties within the surrounding area which have dropped kerbs
onto their properties.

With regards to change to the visual character of the site from green space to
parking, only 55% of the circa 1.3hactares existing greenspace will be
developed. The rest (45%) of the landscaping will be maintained on the
northern and eastern boundaries and additional landscaping, including
evergreen trees, is proposed on the eastern boundary, thereby helping to
mitigate any potential impact from the new car parking area. It is considered
on balance that any impact on the visual character of the area will not be
adverse enough to warrant refusal of the proposal .No objections are raised
from a visual point of view, and as such accords with stated policies.
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Impact on neighbouring amenity

London Plan Policy D4 (Good Design) and the emerging Local Plan Policy 7
(Residential Design and Amenity) seek to ensure, inter alia, that new
developments fit within their context and maintain an appropriate relationship
with neighbouring uses, particularly residential.

The application site is located in a residential. Consideration has been given to
the residents located adjoining the proposed car park along Birch Crescent,
Russets and Brindles to the east and south east of the site.

Representations have been received, raising comments regarding the noise
and fumes of cars in such close proximity to the residents along the named
streets adjoining the proposed carpark.

The existing landscaping will be maintained on the northern and eastern
boundaries and additional landscaping, including evergreen trees, is proposed
on the eastern boundary, thereby helping to mitigate any potential impact from
the new car parking area. In response to this, a condition has been included
that stipulates a landscaped boundary treatment between the car park and
residential properties (in addition to the existing fencing) to mitigate some of the
amenity impacts of noise and fumes. The Environmental Health team have no
concerns regarding air quality.

Although there would be some light pollution from vehicle headlights in the
evening, Officers do not consider this to be unacceptable given that there is an
existing timber fence and hedgerows between the car park and the houses.
New shrubs and trees are proposed along the boundaries of properties most
affected to mitigate any adverse effect of the development. The car park is
approximately 8m setback from the side boundary of housing along Brindles
and a minimum of 9m setback from the actual dwellings. It is set approximately
15m from the rear boundary of housing along Birch Crescent and a minimum
of 35m setback from the actual dwellings. The nearest property on Russets is
set some 37m away.

The noise generated from the car park during the day around college hours
would not increase to a degree that would be considered unacceptable or
unusual for housing located adjoining an educational establishment.

Having regard to all of the factors above, the impact of the proposal on the
amenity of these neighbouring properties are considered to be within
acceptable limits.

The closest of the 6m high proposed lighting would located to the south-eastern
part of the site and would therefore be approximately 12m and 13m away from
the adjoining residential properties of Brindles and 40m from the residential
properties on Birch Crescent.
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Given the separation distances and the method of lighting, officers consider that
the proposal would not have an unduly harmful impact on the residential
amenities of those adjoining occupiers.

The submitted Ecology Response (Quadrant Town Planning Ltd, May 2021)
confirms that the car parking does not affect any trees and that a Lighting
Management Plan would set out operational measures to control lighting and
avoid unnecessary use when the car park is not used.

In order to safeguard the residential amenities of adjoining occupiers,
conditions have been included requiring details of floodlighting and a lighting
management strategy to be submitted and agreed in writing by the Local
Planning Authority. A further condition is included to restrict hours of operation.

For these reasons and subject to conditions, officers consider that the proposal
would accord with the relevant policies with regards to safeguarding residential
amenity.

Ecological impacts/trees

A full Arboricultural Report was undertaken with regards to the presence of
trees on the site. The revised access arrangement and new car park will result
in 7 trees being removed. All the 7 trees are Category C trees. To mitigate the
loss of the 7 tress, replacement tree planting across the site is proposed in the
new landscaping plan for the site. There are no tree preservation orders (TPO)
imposed upon the site. The TPOd trees located at the northern access point
(within the grounds of the neighbouring church) and on the eastern boundary
(within the rear garden of 64 Birch Crescent) will not be affected by the
proposals.

In addition a full ecological survey was commissioned with a walk-over study
undertaken which encompassed the site in its entirety including the land
adjacent to the site to the west forming the grounds of Ardleigh House. The
findings of the consultant were that the development was expected to have no,
or only minor adverse impacts on ecology and biodiversity and some gains
subject to the recommendations set out in the assessment being met, enforced
and monitored.

Arboricultural Impact Assessment and Method Statement (Tracey Clarke, Feb
2021) states that no detailed decay investigations of trees have been carried
out to inform this report, the Preliminary Ecological Appraisal (RPS, May 2021)
indicates that all trees to be removed on site were classified as having negligible
roosting potential for bats. Whilst the assessment undertaken as part of this
submission finds the area of the site to which the permission relates to be of
relatively low immediate ecological value and capable of being protected
through measures to be secured by planning condition this does not discharge
the applicant from responsibilities under the Wildlife and Countryside Act 1981,
the contravention of which would be a criminal offence. An informative would
be placed on any approval setting out the responsibilities of the applicant.
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Whilst the proposal does not appear to affect any nationally designated
geological or ecological sites or landscapes or have significant impacts on the
protection of soils, nonetheless, it is important that the proposed enhancements
for the site are maximised in terms of their benefit for biodiversity, and
consideration should be given to wildlife friendly landscaping to help enhance
the ecological biodiversity of the site. Consideration should also be given to the
incorporation of bat boxes and species specific bird boxes on or built into the
fabric of new buildings.

Notwithstanding the above conditions to ensure that the development
undertakes the relevant surveys and incorporates appropriate ecological
enhancement on site is recommended. in accordance with LDF Policies DC59,
DC60 and the Habitats Regulations and the Wildlife and Countryside Act 1981
(as amended) and Policy 30 of the emerging Local Plan.

Flood risk

Local Plan Policy DC48 states that development must be located, designed and
laid out to ensure that the risk of death or injury to the public and damage from
flooding is minimised, whilst not increasing the risk of flooding elsewhere and
ensuring that residual risks are safely managed.

The Council’s Strategic Flood Risk Assessment maps show that the site is not
located in a higher risk flood zone London Plan policies SI12 and SI13 state
that development should utilise sustainable urban drainage systems (SUDS)
and should aim to achieve greenfield run-off rates and this objective is
reiterated in Policy DC48.

The submitted Flood Risk Assessment (FRA) and Drainage Strategy proposes
sustainable drainage systems (SuDS) in order to achieve a greenfield runoff-
rate. This will be achieved through the use of a permeable surface for the car
park. Representations have been received regarding flooding of nearby homes
from the college and likely flooding of these properties as a result of the
proposal. The proposed SuDS features will ensure flood water will be safely
contained within the site boundary up to and including the 1 in 100 year event
plus 40% climate change. In this regard, and subject to the imposition of
suitable conditions, the proposal would give rise to no conflict with the above
stated policies.

The Local Lead Flood Authority were invited to comment on the current
proposals over the impact of the development in terms of Flood Risk for the
proposed development, associated landscaping and adjacent land uses and
did not raise an objection. It is on that basis that it is not considered that there
are any grounds with which to withhold permission on those matters.

Implications for highways, pedestrian access and parking

The proposal would result in a reduction in parking spaces than the current
situation thereby reducing vehicle movement to or from the site. A three-fold
increase in the number of cycle parking on site is also proposed enhancing
other modes of transport to the college.
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In any event and whilst comments made by residents are noted, Highways have
not raised an objection to the parking and access arrangements. Officers
therefore do not consider the proposal to be unacceptable in terms of parking
and impact on the Highway and there are no matters with which to withhold
permission on matters of Highways/Parking.

Conclusion

All other relevant policies and considerations have been taken into account.
Planning permission should be granted for the reasons set out above. The
details of the decision are set out in the RECOMMENDATION.



