
PART A

South Bucks District Council
Planning Committee

Reference No: PL/19/3143/FA

Proposal: Erection of a multi-purpose space and ancillary rooms, removal of existing 
modular classrooms, creation of a new footpath link with Khalsa Academy, 
creation of temporary construction access on School Lane and related 
landscaping, SUDS and other drainage works and associated works to 6 no. 
TPO trees.

Location: Focus School Stoke Poges Campus, School Lane, Stoke Poges, 
Buckinghamshire, SL2 4QA

Applicant: Department for Education

Agent: Mr James Cording
Date Valid Appl Recd: 10th September 2019
Recommendation: Conditional Permission

Case Officer: Richard Regan

LOCATION PLAN – This plan is supplied only to identify the location of the site and for no other purpose whatsoever.

Date of Meeting: 4th March 2020 Parish: Stoke Poges Parish Council

Reproduced from the Ordnance Survey Mapping with the permission of the Controller of Her 
Majesty’s Stationery Office  Crown Copying.   Unauthorised reproduction infringes Crown 
Copyright and may lead to prosecution or Civil proceedings.

NOT TO SCALE
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REASON FOR PLANNING COMMITTEE CONSIDERATION:

This application has been reported to the planning committee due to the nature of the application and 
the level of objection that has been received.  Due to the nature of the application and the local concern 
that has been raised, it is considered that value would be added to the decision making process if 
MEMBERS were to carry out a SITE VISIT prior to their determination of this application.

SITE LOCATION

The application site consists of the site known as the Focus School site, as well as a portion of the lower 
section of the adjoining Khalsa School site.  The site falls within the Green Belt and the Parish of Stoke 
Poges.  All of the land is utilised in connection with an education facility.  The main building on site 
consists of a Grade II building that has been extended over time.  There are also a collection of single 
storey portacabins sited to the north of the main buildings that provide further classroom space.  The 
land within the adjoining Khalsa School site consists predominantly of its playing fields.

THE APPLICATION

The proposal seeks to create a new facility for a 6th Form Centre and Multi-Use Space for the Khalsa 
Secondary Academy.  The Focus School site has been purchased in order to be amalgamated into the 
existing Khalsa Academy facility that lies immediately next door. 

It is proposed that the existing School building, which is Grade II Listed, will be retained and refurbished 
and remodelled to meet the teaching requirements of Khalsa Secondary Academy. The building will 
mainly act as a hub for Sixth Form pupils however, where school timetabling requires it pupils from 
lower years may be taught within the building's classrooms and equally Sixth Formers will still have 
certain lessons at Pioneer House as that is where the specialist classrooms for subjects such as science, 
design & technology and food technology will continue to be based.

It is proposed to erect a new building adjacent to the existing School building. Most of the footprint of 
the building will be taken up by a double-height multi-purpose space which will be used for a variety 
of activities including holding examinations, hosting school assemblies and being used for low-impact 
sports such as badminton and gymnastics. The remainder of the building will contain service spaces 
such as changing rooms, WCs and storage spaces that are positioned together over two floors in order 
to minimise the building footprint. 

The existing modular classrooms on the site will be removed and the area of the site which they occupy 
will be remodelled to as an area of soft landscaping which will be predominantly grass.

In order to allow for the construction of this new building a contractor's compound will be formed in 
the adjacent field to the east, within the Khalsa Secondary Academy site, with a temporary access taken 
from School Lane. 

A path will be built to link the Site with Khalsa Academy so that pupils and staff can move freely between 
the two school sites. This path will also be used to transfer equipment and catering.
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RELEVANT PLANNING HISTORY

PL/19/3144/HB:  Listed Building Consent application for: Erection of a multi-purpose space and ancillary 
rooms and refurbishment of Grade II Listed Sefton Park School.  Granted.

10/00625/TEMP: Retention of single storey temporary prefabricated classrooms.  Conditional 
Permission

05/00436/LBC:  Listed building application for single storey extension and erection of temporary 
building for 5 years and boundary fence. Consent granted.

05/00435/TEMP:  Temporary building for five years. Erection of fence to boundary. Temporary planning 
permission granted.

05/00434/FUL:  Single storey extension creating foyer and WC facilities: Conditional Permission.

TOWN/PARISH COUNCIL

OBJECT (addition of multi-purpose space). This is an historically sensitive location set on a narrow 
wooded lane within the green belt. The development does not meet any of the criteria of Policy GB1 
and in light of the application from Pioneer House asking for approval to hold civil ceremonies there is 
a major concern that this building will be used as a venue for 3rd party events. Therefore, Policy GB5 
(a), (b), (c), (d) & (e) would also become relevant. Additionally, we have concerns over an increase in 
parking onsite which would lead to the generation of additional traffic on an already busy but narrow 
lane. Policies TR5 and TR7 (d) would also apply. Furthermore, we consider that the proposed application 
does not meet any of the requirements of Policy EP3

REPRESENTATIONS

Letters of objection have been received from 2 separate sources.  Concerns raised include:

Increase in school traffic;

Adverse highway implications;

Increase in construction traffic;

Increase in noise disturbance;

Out of place and not in keeping;

To be used for non-school activities.

CONSULTATIONS

Transport for Bucks:

No objections.

Environmental Health:

No objections.
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LLFA:

No objections.

Ecology Officer:

No objections.

Tree Officer:

No objections.

Heritage Officer

No objections.

POLICIES

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)

South Bucks Core Strategy Development Plan Document - Adopted February 2011: Saved Policies CP1, 
CP2, CP3, CP8, CP9, CP12 and CP13

South Bucks District Local Plan - Adopted March 1999 Consolidated September 2007 and February 
2011: Saved Policies GB1, EP3, EP4, EP5, EP6, TR5 and TR7

South Bucks District Council Residential Design Guide SPD - Adopted October 2008

South Bucks District Council Affordable Housing SPD - Adopted July 2013

Chiltern and South Bucks Townscape Character Study 2017

EVALUATION

1. The NPPF was revised on 19th February 2019 and whilst this replaced the previous Planning Policy 
Statements and Guidance Notes, it does not replace existing local policies that form part of the 
development plan.  It does state however, that the weight that should be given to these existing local 
policies and plans will be dependent on their degree of consistency with the NPPF.  Therefore, the closer 
the policies in the development plan to the policies in the Framework, the greater the weight that may 
be given to them.  

2. In addition to this, the publication version of the Chiltern and South Bucks Local Plan 2036 was 
approved at Council on 14 May 2019 and it was agreed that this should be endorsed as a material 
consideration in the determination of planning applications. It was submitted for independent 
examination on 26 September 2019.  However, given its current stage, limited weight can be given to 
this document.

Principle of development

3. The site, falls within the Green Belt where the types of development that are deemed acceptable are 
very limited.  Policy GB1 of the Local Plan, together with the National Planning Policy Framework (NPPF) 
set out the types of development that are deemed acceptable.  Where there is a conflict, then the NPPF 
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takes precedence.  Section 13 of the NPPF sets out the Governments guidance on development within 
the Green Belt, as well as identifying its five purposes. 

Green Belt

4. The NPPF states that the construction of new buildings should be regarded as inappropriate in the 
Green Belt except in specified exceptions as set out in Paragraph 145.  The construction of a school 
building within the Green Belt is not one of the specified exceptions to Green Belt policy, and therefore 
a proposal of this nature constitutes inappropriate development within the Green Belt which is 
fundamentally unacceptable in principle.

5. In addition to the harm caused by it inappropriateness, the proposal would result in the introduction 
of a building within the Green Belt on an area that is predominantly free from built form.  In this regard, 
it is considered that the proposal would cause other harm to the Green Belt by way of a reduction in its 
openness. However, it is also acknowledged that the applicant has sought to minimise the impact on 
the Green Belt by siting the new building adjacent to the existing buildings on site.

 

6. The NPPF reiterates that, as with previous Green Belt policy, inappropriate development is, by 
definition, harmful to the Green Belt and should not be approved except in very special circumstances. 
Very special circumstances will not exist unless the harm to the Green Belt by reason of 
inappropriateness, and any other harm, is clearly outweighed by other considerations.  

7. As such, the application needs to be justified by a set of very special circumstances in order to be 
looked upon favourably.

Design/character & appearance

8. In terms of the size and scale of the proposed building, it is acknowledged that it would result in a 
building of considerable size.   Notwithstanding this, it is still considered that it is of an appropriate and 
acceptable size and scale for the site within which it would be sited.  The building would be two storeys 
in height, with the main roof being no higher than the ridge height of the adjacent existing school 
building.  It is acknowledged that due to the intended use of the proposed building, it needs to designed 
in such a manner that results in a box like appearance, with a flat roof and high eaves.  However, it is 
considered that the presence of a building of this design and scaling is not uncommon on educational 
sites.  It is not considered excessive for the site or locality in general, and given its location and presence 
of existing tree screening that would be retained no site, it would not appear unacceptably 
overdominant or obtrusive within the street scene or locality in general. 

9. Given the size of the site, and the positioning of the proposed new building, it is considered that an 
acceptable level of spaciousness would be retained within the site. 

10. Whilst needing to be functional, the choice of materials to be used in the construction of the building 
have been chosen to provide a connection with the existing listed building on site, with the use of a 
traditional clay brick at ground level, Flemish in Bond and the use of vertical hung clay tiles above, with 
the club tiles seen on some of the gables of the existing building used to pattern the tiles to create 
diamond shapes based on the lines of these gables.  The palette of materials is intended to break up 
the elevations of the building and create a visually interesting facade.  It is considered that a combination 
of the design of the building and the use of the materials proposed result in a building that would not 
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adversely impact upon the character and appearance of the street scene or locality in general, and 
maintains the established character of the site as a school.

11. The proposed footpath would not have a visual presence outside of the site and the proposed 
temporary construction access is not permanent, and would be removed and the land and soft 
landscaping reinstated following completion of the development.

12. Overall, it is considered that the proposed development would not adversely impact upon the 
character or appearance of the site, street scene or locality in general.

Residential amenity

13. It is considered that the distances retained to the neighbouring residential properties are sufficient 
enough for the proposal to not result in an unacceptable loss of light or privacy to these neighbouring 
properties, nor would it appear overdominant or obtrusive when viewed from them.

14. The site will be amalgamated into the wider Khalsa School site, having most recently been occupied 
by a separate school.  As such, the site would continue to be used as a school, and it would not result 
in any greater use than that which historically occurred there.  The proposed new building would not 
result in an increase in children attending this site, and such, it is considered that it would not lead to 
any noise impacts on the neighbouring residential properties.

Parking/Highway implications

15. The proposed development does not involve an increase in the number of pupils or staff attending 
the site, and the existing level of parking provision would be maintained.  The existing parking and drop 
off arrangements in place on the wider Khalsa School site would remain in place and located on the 
wider site accessed from Hollybush Lane.  As such, it is considered that a sufficient level of off street 
parking provision is provided for.

16. The County Highways Authority raise no objections to the proposal from a highway safety point of 
view.  They advise that the proposal would not lead to an increase in the level of vehicular movements 
associated with the school.

17. With regard to the temporary construction vehicular access that would be created, the County 
Highway Authority raise no objections, and consider that it would not lead to unacceptable highway 
implications during the course of construction.    A construction management plan has been submitted 
as part of the application and amended upon request by the Highway Authority which sets out issues 
such as the timing of deliveries, the provision of wheel washing facilities, as well as the routing of the 
actual construction vehicles.  They are satisfied that the details are acceptable.

18. Overall therefore, it is considered that the proposed development would not lead to any adverse 
highway or parking implications.
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Impact on designated/non-designated heritage asset

19. A key consideration on this site is Heritage given the existing school building is Grade II listed.  A 
heritage statement has been submitted as part of the application, setting out and identifying the overall 
level of significance of the listed building.

20. With regard to the proposed works to the existing building, these are generally remodelling and 
reconfiguration works that do not require planning permission, but do require listed building consent, 
for which an application has been submitted.  It is noted that the Councils Heritage Officer raises no 
objections to the works to the existing listed building.

21. With regard to the proposed new building, the Councils Heritage Officer considers that harm would 
be caused to the setting of the listed building, and the level of harm would be less than substantial.  In 
acknowledging the setting of the listed building, the application sets out that a number of approaches 
have been employed to mitigate any harm including that the proposed building has been set back as 
far as possible from the existing building line of the Listed Building; the building will be screened from 
School Lane by existing tree planting and as such the impact on the prominent view of the Listed 
Building from the south-east corner of School Lane is minimal; views of the original school building 
from the north will be maintained and the relationship with the former headmaster's house can be fully 
appreciated and understood from this part of the Site; the proposed building has been separated as far 
as possible from the listed building itself; the roof height of the building has been kept lower than the 
ridge height of the listed building; and the proposed building will use a palette of good quality bricks 
and hanging tiles, similar to those on the Listed Building, but in a contemporary manner resulting in a 
sympathetic new addition that they consider will enhance the setting and age in a similar manner to the 
existing Listed Building. It is noted that the NPPF para. 196 sets out that where a development proposal 
will lead to less than substantial harm to the significance of a designated heritage asset, this harm should 
be weighed against the public benefits of the proposal including, where appropriate, securing its 
optimal viable use.

22. Within the application, justification has been put forward as to why the proposed building needs to 
be located where it is currently proposed, and why it could not be sited elsewhere within the site or the 
wider Khalsa Academy site.  When reviewing this information, it is considered that there is a valid 
argument for locating the proposed building adjacent to the listed building.  It is also considered that 
there would also be clear public benefits from the provision of this building by virtue of the 
enhancements that it would bring to an educational facility in terms of the improved facilities that it 
could offer, and the improvements in how the school could actually operate and provide an improved 
service.

23. Upon review of further justification submitted by the applicant, the Councils Heritage Officer has 
advised that on balance, given the benefits that would be brought about by the proposal, the level of 
harm is not considered sufficient enough to warrant refusing the application.

24. Overall therefore, it is considered that the public benefits of the proposal outweigh the less than 
substantial harm that would be caused to the setting of the Listed building, and as such, the scheme is 
considered acceptable from a heritage point of view.
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Trees/Landscape

25. Following the submission of additional information, the Councils Tree Officer is now satisfied that 
the proposed development will not adversely impact upon the health and future life span of any of the 
important trees that are to be retained.  The small number of trees that have been shown for removal 
are considered acceptable from a landscape and visual amenity point of view.

26. The existing trees along the southern boundary of the site, immediately to the front of the proposed 
new building are to be retained, and the vegetation that will be cleared to enable the temporary works 
access, will be replaced by new planting once the works have been completed.

27. Overall therefore, it is considered that the proposed development would not adversely impact upon 
the natural landscape of the site or surrounding area.

Other matters

28. The Council's Environmental Health Department raise no objections from the points of view of both 
contaminated land and noise.

29. The Council's Ecologist raises no objections to the proposals, and advises that it would not adversely 
impact upon any protected species or wildlife within the site.

30. From a Surface Water Drainage point of view the Lead Local Flood Authority are satisfied that an 
appropriate surface water drainage scheme can be incorporated into the development and as such, it 
would not lead to any increased risk of flooding within the site or to adjacent sites.

31. The concerns raised regarding potential noise and disturbance caused during the construction 
period are noted, however, such matters are only temporary, and it is not considered reasonable or 
appropriate to prevent a development on such grounds.  The applicant will be encouraged to sign up 
to the Considerate Contractors Scheme which seeks to minimise and limit the impacts of construction 
on neighbouring properties.

32. Concern has been raised that the new building would be used for non-school activities.  It is 
important to note that this site, and the wider Khalsa site has a lawful use as a school, and therefore any 
use of the site or buildings for uses that are not directly related to its use as a school would require 
planning permission.  A condition can be attached to any permission that restricts the use of the 
proposed build to those directly associated and ancillary to its use as a school.

Very Special Circumstances (VSC)

33. The applicant acknowledges that the application amounts to inappropriate development within the 
Green Belt and as such have provided a set of very special circumstances (VSC) which they consider 
justify its acceptance.
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Exams

34. The proposed new multi-purpose building will provide Khalsa Secondary Academy with educational 
provision not available at Pioneer House. One of the key functions for the multi-purpose space will be 
to hold examinations for pupils of all ages. Most schools hold their examinations in a single large space 
in order to ensure that all pupils sitting the same exam are examined in identical conditions to eliminate 
any accusation of unfairness. The Academy has to undertake exams in a number of smaller rooms as 
they do not have a single large space. Exam regulations stipulate that the minimum spaces are required 
between chairs, and this is more achievable in a large single space than in multiple smaller rooms which 
can accommodate fewer pupils sitting exams as the room will be shared with existing teaching 
equipment from their regular role as a classroom.

35. It is also more efficient to invigilate exams being undertaken in a large single space as exam 
regulations stipulate at least one invigilator must be present for each group of 30 pupils or fewer sitting 
a timetabled examination. Currently using small rooms, it means the Academy must hire additional 
invigilators than it would need to where large numbers of pupils are sitting exams at the same time. 

36. In addition to this, as exams tend to be undertaken in the hotter summer months with a number of 
people in the same room for extended periods of time the temperature of the exam room can become 
uncomfortable. One large multi-purpose space can benefit from a specific ventilation system. The 
current system used by the Academy at Pioneer House whilst currently an unfortunate necessity is not 
conducive to effective exam protocol nor good pupil comfort, particularly as the student roll grows 
towards its maximum capacity. 

Assemblies

37. The proposed multi-purpose space will also be used to bring pupils of various ages and staff 
together for school assemblies. Assemblies form an integral part of school life. However, Khalsa 
Secondary Academy does not currently have an indoor space large enough to deliver assemblies to 
significant sections of the school. As such the Academy's pupils are missing out on a crucial part of the 
school experience that pupils at most other schools can enjoy and the proposed multipurpose space 
would be able to correct this. 

Sport

38. The multi-purpose space will also be used for sport. Khalsa Secondary Academy does not currently 
have any indoor sports facilities to undertake activities such as badminton, basketball and gymnastics. 
As indoor sports form a compulsory part of the physical education element of the national curriculum 
the Academy has had to use off-site provision to provide these lessons. However, this has significant 
implications for the Academy. Timetabled lessons last for one hour and in order to reach the off-site 
provision pupils must travel with their teachers on school minibus for at least 10 minutes. With the 
return journey taking at least a further 15 minutes it means that at least 20 minutes of a PE lesson is lost 
to travel, that equates to one-third the timetabled lesson, meaning that valuable teaching time and 
opportunity for pupils to engage in physical activity is lost.
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Sustainability and Costs

39. Travelling to the off-site sports provision in Slough is a journey of approximately 2.4 miles and 
requires the use of two 17-seater diesel minibuses to move one class of 30 pupils.  The proposed new 
building would provide a more sustainable form of development, negating the need to travel off site to 
undertaken such sporting activities.  This in turn would reduce costs incurred by the School as well as 
reducing pollution via a reduction in vehicle movements.

Removal of portacabins

40. The proposed development will also involve the removal of the modular classrooms which lie in the 
northern half of the Site. The removal of these unattractive structures will improve the visual amenities 
of the site.

Alternative locations

41. It is argued that the proposed location of the new building is the most suitable and practical.  Khalsa 
Secondary Academy, the future end-user of the multi-purpose building, is based in Pioneer House to 
the immediate north-west of the Focus School campus. Pioneer House and the wider Academy site are 
situated in the Green Belt meaning that were the proposed building to be located on the Pioneer House 
site it would be subject to the same policies on development in the Green Belt as apply at the current 
proposed location at the Focus School.

42. It is argued that development of the proposed building to the north of Pioneer House in between 
the building and the street frontage on Hollybush Hill is not considered possible as it would result in 
the loss of land currently used for parking by staff and visitors and as the pick-up and drop-off points 
for pupils travelling to the school. A reduction in the land available for these functions could lead to 
traffic and parked cars spilling out on to Hollybush Hill and other surrounding roads with a negative 
impact on highway safety and traffic management. It is also contended that building such a building in 
this location would also represent a prominent addition to the streetscene that would not be in keeping 
with the wider setting along Hollybush Hill. 

43. Siting the proposed new building to either the eastern or western side of the existing Pioneer House 
was not considered realistic due to there being insufficient width for such a structure between Pioneer 
House and the boundaries of the Academy's campus. On the eastern side of Pioneer House there is also 
an access road that allows for service vehicles, including emergency vehicles, to reach the southern side 
of Academy campus. This access road is vital to the operation and safety of the Academy and therefore 
cannot be lost in favour of a multi-purpose space. In addition to this, siting the building to either side 
of the existing Pioneer House could have potentially significant impacts on the neighbouring residential 
properties on Hockley Lane to the east and School Lane to the west in terms of amenity and access to 
daylight and sunlight.

44. A further option for providing a multi-purpose space at Pioneer House would be to the south of the 
existing building. It is argued that this option would involve the loss of land that is currently occupied 
by the Academy's playgrounds. This space is used as part of formal PE lessons and by after school clubs 
for sports that can be played outside such as football, netball and basketball as well as providing a 
recreational outdoor space for pupils to use during breaktimes. It is considered therefore that this space 
forms an important part of the Academy's day-to-day functions and its loss would have adverse 
implications. The topography of the Academy campus and the wider area means that the land gradually 
slopes down to the south of Pioneer House. It is argued that this means that any new multi-purpose 
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building to the south of Pioneer House would be more noticeable in long-distance views.  Similar to 
building to the sides of Pioneer House, there is also the potential to negatively impact on the nearby 
neighbouring dwellings. 

45. In terms of the alternative locations within the actual Focus School site, it is argued that given the 
limited space available, there are only two realistic options, one being the currently proposed location 
and the other being the site of the existing portacabins.  It is contended that the portacabin site is not 
suitable for a number of grounds.  The first of these relates to the ground levels and that this site would 
result in a significant quantity of cut-and-fill type earthworks being required to accommodate the multi-
purpose building but even then the new building would still be substantially above the ridge line of the 
listed school building, and therefore potentially increasing its harm on the listed building.  There is also 
a lack of screening to the south to restrict views of this higher ridge. 

46. The trees to the north of the portacabins are protected by Tree Preservation Orders, and it is 
contended that if the proposed new buildings were to be built on the portacabin site it would likely 
generate a significant pressure to prune the crowns of the adjacent trees particularly as the years go by 
and the trees grow further. The foundations needed to support a new multi-purpose space in this 
location would also breach RPAs having a potentially negative impact on the many good and medium 
quality existing trees. 

47. Building on the portacabin site would also result in the loss of an additional external hard surface 
play area with marked courts. This forms an outdoor space as it provides space for formal outdoor PE 
lessons and after school sports clubs as well as informal recreation by pupils whilst being able to be 
used in all weather conditions. If this hard surfaced external area were lost from this location it would 
nevertheless need to be provided elsewhere on the Focus School campus, of which the only location 
available would be that the where the multi-purpose space is currently proposed for. 

48. The location of the portacabins is also much closer to existing neighbouring properties and therefore 
has the potential to adversely impact upon their amenities.

VSC conclusions

49. When taking into consideration all of the above, it is considered that the arguments put forward do 
collectively constitute very special circumstances that outweigh the harm caused by the 
inappropriateness of the proposal, and the harm to openness.  It is considered that there is a clear need 
for the provision of the proposed facilities, and it is significantly important to the future successful 
operation of the school in order to ensure its statutory functions, enhance pupil wellbeing and improve 
sustainability.  It is also considered that the siting of the proposed new building in the chosen location 
would have no greater impact on the Green Belt than any of the other alternative locations identified 
by the applicant, and that this location is the most appropriate and practical from an operational point 
of view.

50. It is also acknowledged that the NPPF places a high importance on meeting educational needs, 
stating that local planning authorities should "give great weight to the need to create, expand or alter 
schools" (NPPF paragraph 94 part a).  It is also noted that the NPPF advocates the expansion and 
improvement of existing provision in order to ensure that "sufficient choice of school places is available 
to meet the needs of existing and new communities" (NPPF paragraph 94).
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51. Overall therefore, it is considered that the proposal should be looked upon favourably from a Green 
Belt point of view.

Working with the applicant

52. In accordance with section 4 of the National Planning Policy Framework, the Council, in dealing with 
this application, has worked in a positive and proactive way with the Applicant / Agent and has focused 
on seeking solutions to the issues arising from the development proposal.

53. South Bucks District Council works with applicants/agents in a positive and proactive manner by;

- offering a pre-application advice service,

- updating applicants/agents of any issues that may arise in the processing of their application as 
appropriate and, where possible and appropriate, suggesting solutions.

In this case, South Bucks District Council has considered the details as submitted which were considered 
acceptable.

54. The following recommendation is made having regard to the above and also to the content of the 
Human Rights Act 1998.

RECOMMENDATION: 
Conditional Permission

Subject to the following conditions:-

1. The development to which this permission relates must be begun not later than the expiration 
of three years beginning from the date of this decision notice.  (SS01)

Reason: To comply with the provisions of Section 91(1) (a) of the Town and Country Planning 
Act 1990 (or any statutory amendment or re-enactment thereof).

2. A schedule of materials to be used in the elevations and hardsurfacing of the development 
hereby permitted shall be submitted to and approved by the District Planning Authority in 
writing prior to the commencement of any construction works above ground level. Thereafter 
the development shall be carried out in accordance with the approved details. 

Reason: To safeguard and enhance the visual amenities of the locality.  (Policy EP3 of the South 
Bucks District Local Plan (adopted March 1999) refer.)

3. The development hereby permitted shall be implemented in accordance with the details of 
landscaping submitted and approved as part of this application, unless otherwise agreed in 
writing.

Reason: To ensure a satisfactory and continuing standard of amenities are provided and 
maintained in connection with the development. (Policies EP3 and EP4 of the South Bucks 
District Local Plan (adopted March 1999) refer.)
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4. All planting, seeding or turfing comprised in the approved details of landscaping shall be carried 
out in the first planting and seeding season following the occupation of the development 
hereby permitted or the substantial completion of the development, whichever is the sooner.  
Any trees, hedgerows or shrubs forming part of the approved landscaping scheme which within 
a period of five years from the occupation or substantial completion of the development, 
whichever is the later, die, are removed or become seriously damaged or diseased shall be 
replaced in the next planting season with others of similar size and species, unless the District 
Planning Authority gives written consent to any variation.   (ST02)

Reason: To ensure a satisfactory and continuing standard of amenities are provided and 
maintained in connection with the development. (Policies EP3 and EP4 of the South Bucks 
District Local Plan (adopted March 1999) refer.)

5. Prior to the occupation of the development hereby approved, a scheme of ecological 
enhancements shall be submitted to and approved by the Local Planning Authority to ensure 
an overall net gain in biodiversity will be achieved. The scheme will include details of hibernacula 
such as log piles and provision of artificial roost features, including bird and bat boxes. A 
measurable net gain in biodiversity shall be demonstrated.  The development shall be 
implemented in accordance with the approved details.

Reason: In the interests of improving biodiversity in accordance with Core Policy 9: Natural 
Environment of the South Buckinghamshire Core Strategy and to ensure the survival of 
protected and notable species protected by legislation that may otherwise be affected by the 
development.

6. The development shall be undertaken in accordance with the recommendations provided within 
the Preliminary Bat Roost Assessment Report (The Ecology Consultancy, September 2019). No 
demolition shall take place until a European Protected Species Mitigation Licence has been 
granted by Natural England. A copy of the licence is to be provided to the Local Planning 
Authority.

Reason: To comply with the requirements of The Conservation of Habitats and Species 
Regulations 2017 and to protect species of conservation concern. (Policy CP9 of the South Bucks 
District Core Strategy (Adopted February 2011) refers.)

7. Prior to the occupation of the development hereby permitted, details of external lighting for 
the buildings, features or areas to be lit shall be submitted to and approved in writing by the 
Local Planning Authority. The lighting scheme shall be designed to prevent disturbance to light 
sensitive wildlife such as bats.  The development shall be implemented and maintained in 
accordance with the approved details

Reason: The prevention of disturbance to species within the site during operation in accordance 
with Core Policy 9 of the South Buckinghamshire Core Strategy. (Policy CP9 of the South Bucks 
District Core Strategy (Adopted February 2011) refers.)

8. Reporting of Unexpected Contamination: In the event that contamination is found at any time 
when carrying out the approved development that was not previously identified it must be 
reported in writing immediately to the Local Planning Authority. An investigation and risk 
assessment must be undertaken, and where remediation is necessary a remediation scheme 
must be prepared, which is subject to the approval in writing of the Local Planning Authority. 
Following completion of measures identified in the approved remediation scheme a verification 
report must be prepared, which is subject to the approval in writing of the Local Planning 
Authority.

Page 43

Appendix



Reason: To ensure that risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors.

9. No other part of the development shall begin until the temporary means of access has been 
constructed in accordance with the approved drawings and in accordance with 
Buckinghamshire County Council's guide note "Commercial Vehicular Access within Highway 
Limits" 2013.

Reason: In order to minimise danger, obstruction and inconvenience to users of the highway 
and of the development. (Policy TR5 of the South Bucks District Local Plan (adopted March 
1999) refer.)

10. The development hereby permitted shall be carried out in accordance with the Construction 
Traffic Management Plan (CTMP) submitted and approved as part of this application.

Reason: To minimise danger and inconvenience to highway users. (Policy TR5 of the South Bucks 
District Local Plan (adopted March 1999) refers).

11. The development hereby permitted shall only be used by Khalsa Secondary Academy in 
connection with the use of the site for educational purposes and shall not be used for any other 
purpose or activity not connected with the school, in particular, it shall not be leased or hired 
to other organisations.

Reason:  To accord with the application and to ensure that the amenities of the locality are 
preserved. (Policies GB1 and EP3 of the South Bucks District Local Plan (adopted March 1999) 
refer).

12. No works (other than demolition) shall begin until a surface water drainage scheme for the site, 
based on sustainable drainage principles set out in the Flood Risk Assessment (ref. 07135, July 
2019, Engineer Consultancy) has been submitted to and approved in writing by the Local 
Planning Authority. The scheme shall subsequently be implemented in accordance with the 
approved details before the development is completed. The scheme shall also include:

Full construction details of all SuDS and drainage components;
Detailed drainage layout with pipe numbers, gradients and pipe sizes complete, together with 
storage volumes of all SuDS components;
Calculations to demonstrate that the proposed drainage system can contain up to the 1 in 30 
storm event without flooding. Any onsite flooding between the 1 in 30 and the 1 in 100 plus 
climate change storm event should be safely contained on site.

Reason: To secure a sustainable drainage strategy in accordance with Paragraph 163 of the 
National Planning Policy Framework to ensure that there is a satisfactory solution to managing 
flood risk.

13. Prior to the occupation of the development a whole-life maintenance plan for the site must be 
submitted to and approved in writing by the Local Planning Authority. The plan shall set out 
how and when to maintain the full drainage system (e.g. a maintenance schedule for each 
drainage/SuDS component), with details of who is to be responsible for carrying out the 
maintenance. The plan shall also include as as-built drawings and/or photographic evidence of 
the drainage scheme carried out by a suitably qualified person. The plan shall subsequently be 
implemented in accordance with the approved details.
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Reason: To ensure that arrangements have been arranged and agreed for the long term 
maintenance of the drainage system as required under Paragraph 165 of the NPPF.

14. The development shall be implemented in accordance with the arboricultural method statement 
submitted and approved as part of the planning application and under the supervision of a 
retained arboricultural specialist in order to ensure that the phasing of the development accords 
with the stages detailed in the method statement and that the correct materials and techniques 
are employed. (ST18)

Reason:  To maintain the visual amenity of the area.   (Policies EP4 and L10 of the South Bucks 
District Local Plan (adopted March 1999) refer.)

15. Within 1 month of the completion of the development hereby approved, the temporary means 
of access shall be removed, and the land re-landscaped in accordance with the details submitted 
and approved as part of this application.

Reason: To ensure a satisfactory and continuing standard of amenities are provided and 
maintained in connection with the development. (Policies EP3 and EP4 of the South Bucks 
District Local Plan (adopted March 1999) refer.)

16. The development to which this planning permission relates shall be undertaken solely in 
accordance with the following drawings:

LIST OF APPROVED PLANS

Plan Reference Date received by District 
Planning Authority

FS0172-TF-00-00-DR-L-2001 10.09.2019

FS0172-TF-00-00-DR-L-1002 10.09.2019

FS0172-TF-00-00-DR-L-2002 10.09.2019

FS0172-TF-00-00-DR-L-2003 10.09.2019

FS0172-TF-00-00-DR-L-2004 10.09.2019

FS0172-TF-00-00-DR-L-2005 10.09.2019

FS0172-TF-00-00-DR-L-4001 10.09.2019

FS0172-TF-00-00-DR-L-4002 10.09.2019

FS0172-TF-00-00-DR-L-4003 10.09.2019

FS0172-TF-00-00-DR-L-4005 10.09.2019

FS0172-TF-00-00-DR-L-4006 10.09.2019

FS0172-TF-00-00-DR-L-4007 10.09.2019

FS0172-TF-00-00-DR-L-3001 10.09.2019

FS0172-TF-00-00-DR-L-1006 10.09.2019
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FS0172-TF-00-00-DR-L-0002 10.09.2019

FS0172-TF-00-00-DR-L-1000 10.09.2019

FS0172-1A-02-00-SK-A 0001 REV 4C 10.09.2019

FS0172-1A-30-ZZ-EL-A 0004 4C 10.09.2019

FS0172-1A-30-01-GA-A 4C 10.09.2019

FS0172-1A-30-00-GA-A 4C 10.09.2019

FS0172-1A-30-ZZ-EL-A 0002 4C 10.09.2019

FS0172-1A-30-ZZ-EL-A 0005 4B 10.09.2019

FS0172-1A-30-RF-GA-A 4C 10.09.2019

FS0172-1A-30-ZZ-XS-A 0001 4C 10.09.2019

FS0172-1A-30-ZZ-XS-A 0002 4C 10.09.2019

FS0172-1A-30-ZZ-XS-A 0003 4C 10.09.2019

FS0172-1A-30-ZZ-EL-A 0001 4C 10.09.2019

FS0172-1A-30-ZZ-XS-A 0004 4C 10.09.2019

FS0172-TF-00-00-DR-L-5005 10.09.2019

FS0172-1A-02-00-SK-A-0002 REV 4A 10.09.2019

FS0172-TF-00-00-DR-L-1001 10.09.2019

INFORMATIVE(S)

1. Due to the close proximity of the site to existing residential properties, the applicants' attention 
is drawn to the Considerate Constructors Scheme initiative. This initiative encourages 
contractors and construction companies to adopt a considerate and respectful approach to 
construction works, so that neighbours are not unduly affected by noise, smells, operational 
hours, vehicles parking at the site or making deliveries, and general disruption caused by the 
works. 

By signing up to the scheme, contractors and construction companies commit to being 
considerate and good neighbours, as well as being clean, respectful, safe, environmentally 
conscious, responsible and accountable. The Council highly recommends the Considerate 
Constructors Scheme as a way of avoiding problems and complaints from local residents and 
further information on how to participate can be found at www.ccscheme.org.uk. (SIN35)

2. Removal of any building or vegetation shall be undertaken outside of the bird nesting season 
(March to August inclusive). If this is not possible, then a suitability qualified ecologist shall 
check the areas concerned immediately prior to the commencement of clearance works to 
ensure no nesting or nest-building birds are present. If any nesting activity is confirmed, no 
clearance will be permitted within the area until the birds have fledged and the nest is 
considered inactive.
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3. The applicant is advised that a Small Works Agreement must be obtained from the Highway 
Authority before any works are carried out on any footway, carriageway, verge or other land 
forming part of the highway. A minimum period of 3 weeks is required to process the agreement 
following the receipt by the Highway Authority of a written request. Please contact 
Development Management at the following address for information or apply online via 
Buckinghamshire County Council's website at 

www.buckscc.gov.uk/services/transport-and-roads/highways-development-
management/apply-online/section-184-licence/

Highways Development Management
6th Floor, County Hall
Walton Street, Aylesbury,
Buckinghamshire
HP20 1UY
Telephone: 01296 382416

4. No vehicles associated with the building operations on the development site shall be parked 
on the public highway so as to cause an obstruction. Any such wilful obstruction is an offence 
under S137 of the Highways Act 1980.

…………………………………………………………………………………………………………………………………………………………………

21st February 2020 Head of Planning and Economic Development
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