
LOCATION: Hasmonean High School, 2 - 4 Page Street London, Barnet, 
EN5 2DN

REFERENCE: 16/6662/FUL Received: 17/10/2016
Accepted: 31/10/2016

WARD: Burnt Oak Expiry: 30/01/2017

APPLICANT: Mr Andrew McClusky Executive Headteacher 

PROPOSAL: Demolition of existing Girls school and construction of a new 
combined Boys and Girls school with vehicular access from 
Champions Way including 167 car parking spaces and 220 
cycle parking spaces, three pedestrian accesses north, east 
and south of the site, along with associated landscaping 
(including swales), sports and recreational areas and ancillary 
buildings for energy centre and service yard, security 
gatehouse. School drop-off and pick-up space will be set out 
adjoining land

RECOMMENDATION 1: The application being one of strategic importance to 
London and also due to its location within the Metropolitan Green Belt must be 
referred to the Mayor of London.  As such any resolution by the committee will be 
subject to no direction to call in the application being received from the Mayor of 
London. 

Recommendation 2: That subject to Recommendation 1, the Chief Planning Officer 
determine the planning application reference 16/6662/FUL under delegated powers 
and refuse planning permission for the following reasons:

Reasons:

1. The proposed development, by reason of its location and its excessive 
footprint , represents inappropriate development within the Green Belt which 
would cause substantial harm to the fundamental intention and purposes of 
including land in the Green Belt and the applicant has failed to demonstrate 
very special circumstances necessary to warrant an exception to the National 
Planning Policy Framework (NPPF) (paragraphs 88-90), Policy 7.16  of the 
London Plan (2016), Policy CS7 of Barnet’s  Core Strategy and Policy DM15 
of the Barnet Development Management Policies Document.

2. The proposal would result in the loss of a significant area of  public open 
space without replacement, to the detriment of the amenities of users of this 
space along with neighbouring occupiers contrary to the provisions of Policy 
7.18 of the London Plan (2016) and Policy CS7 of Barnet’s Core Strategy .

3. The proposed development would result in the permanent net loss of the 
Copthall South Fields Site of Local Importance for Nature Conservation 



(SLINC)  involving the loss of 1.2 hectares of woodland and 3.0 hectares of 
grassland resulting in potential negative impacts to wildlife species. The 
proposal would therefore be contrary to the aims of the National Planning 
Policy Framework (NPPF) in aiming to achieve sustainable development and 
the obligations on public bodies to conserve and enhance biodiversity. The 
proposal would also be contrary to policies 7.19 of the London Plan 2016 and 
policies CS7 of Barnet’s Core Strategy and Policy DM16 of Barnet’s 
Development Management Policies.

4. The proposed development would result in the direct loss of a substantial 
numbers of trees of significant amenity value protected by a Tree Preservation 
Order. The loss of these trees would result in a severe and demonstrable 
impact upon the character and appearance of this part of the Green Belt and 
would be severely detrimental to the visual amenities of the area. The 
proposal is therefore considered contrary to the provisions of the NPPF, 
Policy 7.21 of the London Plan and policies CS7 of Barnet’s Core Strategy 
and Policy DM15 of Barnet’s Development Management Policies.

5. The application does not include a formal undertaking to secure the planning 
obligations which are necessary for the development to be found acceptable. 
The application is contrary to London Plan Policies 5.1, 5.2, 6.2, 6.3, 6.9, and 
8.2, Policies DM15, DM17, CS7, CS9, CS13 of the Barnet Local Plan Core 
Strategy and Development Management Policies Document (adopted 
September 2012), the Barnet Planning Obligations (adopted April 2013).

MATERIAL CONSIDERATIONS 

1.1 Key Relevant Planning Policy

Introduction
Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires that 
development proposals shall be determined in accordance with the development 
plan unless material considerations indicate otherwise. In this case the development 
plan is The London Plan and the development plan documents in the Barnet Local 
Plan. These statutory development plans are the main policy basis for the 
consideration of this planning application.

A number of other planning documents, including national planning guidance and 
supplementary planning guidance and documents are also material to the 
determination of this application.

National Planning Policy Framework
The ‘National Planning Policy Framework’ (NPPF) was published on 27 March 2012. 
This is a key part of the Governments reforms to make the planning system less 
complex and more accessible, and to promote sustainable growth.



The NPPF states that "good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places 
better for people". The NPPF retains a presumption in favour of sustainable 
development. This applies unless any adverse impacts of a development would 
"significantly and demonstrably" outweigh the benefits.

In March 2014 the National Planning Practice Guidance was published (online) as a 
web based resource. This resource provides an additional level of detail and 
guidance to support the policies set out in the NPPF.

The Community Infrastructure Levy Regulations 2010: 
Planning obligations need to meet the requirements of the Community Infrastructure 
Levy Regulations 2010 (as amended) to be lawful. Were permission to be granted, 
obligations would be attached to mitigate the impact of development are set out 
below. 

London Plan 2016
The London Plan is the development plan in terms of strategic planning policy for the 
purposes of the Planning and Compulsory Purchase Act (2004). In March 2016, the 
Mayor published (i.e. adopted) the London Plan 2011 consolidated with: the further 
alterations to the London Plan published in March 2015, the Housing Standards 
Minor Alterations to the London Plan published in March 2016 and the Parking 
standards Minor Alterations to the London Plan published in March 2016.  

The London Plan policies (arranged by chapter) most relevant to the determination 
of this application are as follows:

Context and Strategy: 
1.1 (Delivering the Strategic Vision and Objectives for London) 

London’s Places:
2.2 (London and the Wider Metropolitan Area) 
2.7 (Outer London Economy) 
2.8 (Outer London Transport) 
2.13 (Opportunity Areas and Intensification Areas)
2.18 (Green Infrastructure: The Multi-Functional Network of Green and Open 
Spaces) 
London’s People:
Policy 3.1 (Ensuring equal life chances for all)
Policy 3.6 (Children and young people’s play and informal recreation facilities)
Policy 3.16 (Protection and Enhancement of social Infrastucture)
3.18 (Education facilities)
Policy 3.19 (Sports facilities)



London’s Response to Climate Change:
5.1 (Climate Change Mitigation) 
5.2 (Minimising Carbon Dioxide Emissions) 
5.7 (Renewable Energy) 
5.10 (Urban Greening) 
5.11 (Green Roofs and Development Site Environs) 
5.12 (Flood Risk Management) 
5.13 (Sustainable Drainage) 
5.21 (Contaminated Land) 

London’s Transport:
6.1 (Strategic Approach)
6.2 (Promoting Public Transport Capacity and Safeguarding Land for Transport) 
6.3 (Assessing Effects of Development on Transport Capacity)
6.4 (Enhancing London’s Transport Connectivity)
6.5 (Funding Crossrail and Other Strategically Important Transport Infrastructure) 6.7 
(Better Streets and Surface Transport)
6.9 (Cycling)
6.10 (Walking)
6.11 (Smoothing Traffic Flow and Tackling Congestion)
6.12 (Road Network Capacity)
6.13 (Parking)

London’s Living Places and Spaces:
7.4 (Local Character) 
7.6 (Architecture) 
7.8 (Heritage assets and archaeology
7.14 (Improving Air Quality) 
7.15 (Reducing and Managing Noise) 
7.16 (Green Belt)
7.18 (Protecting Open Space and addressing deficiency)
7.19 (Biodiversity and Access to Nature) 
7.21 (Trees and Woodlands)

Mayoral Supplementary Guidance

Sustainable Design and Construction (May 2006)
The Sustainable Design and Construction (SPG) seeks to design and construct new
development in ways that contribute to sustainable development. In terms of waste, 
the preferred standard seeks to provide facilities to recycle or compost at 60% of 
waste by 2015. The SPG also states that the siting of recycling facilities should 
follow consideration of vehicular access to the site and potential (noise) impacts on 
amenity.



The Mayor’s Climate Change Mitigation and Energy Strategy (October 2011)
The strategy seeks to provide cleaner air for London. This strategy focuses on 
reducing carbon dioxide emissions to mitigate climate change, securing a low carbon 
energy supply for London and moving London to a thriving low carbon capital.

Accessible London: Achieving an Inclusive Environment (April 2004) 
The strategy sets out to provide detailed advice and guidance on the policies in the 
London Plan in relation to achieving an inclusive environment.

Planning for Equality and Diversity in London (October 2007) 
This guidance sets out sets out some of the overarching principles that should guide 
planning for equality in the London context.

All London Green Grid (March 2012) 
This strategy provides guidance for designing and managing green and open spaces 
to bring about previously unrealised benefits. In doing so, we aim to encourage 
boroughs, developers, and communities to collectively increase the delivery of green 
infrastructure for London.

Relevant Local Plan (2012) Policies
Barnet’s Local Plan is made up of a suite of documents including the Core Strategy 
and Development Management Policies Development Plan Documents (DPD which 
were both adopted on 11 September 2012. The Local Plan development plan 
policies of most relevant to the determination of this application are:

Core Strategy (Adopted 2012):
CS NPPF (National Planning Policy Framework – Presumption in favour of 
sustainable development) 
CS1 (Barnet’s Place Shaping Strategy – Protection, enhancement and consolidated 
growth – The three strands approach)
CS5 (Protecting and enhancing Barnet’s character to create high quality places)
CS7 (Enhancing and Protecting Barnet’s Open Spaces)
CS8 (Promoting a strong and prosperous Barnet)
CS9 (Providing safe, effective and efficient travel)
CS10 (Enabling inclusive integrated community facilities and uses)
CS11 (Improving health and wellbeing in Barnet)
CS13 (Ensuring the efficient use of natural resources)
CS15 (Delivering the Core Strategy)

Development Management Policies (Adopted 2012):
DM01 (Protecting Barnet’s character and amenity)
DM04 (Environmental considerations for development)
DM14 (New and existing employment space)
DM13 (Community and education uses)



DM15 (Green Belt and open spaces)
DM16 (Biodiversity)
DM17 (Travel impact and parking standards)

Supplementary Planning Documents and Guidance
The Council has a number of adopted Supplementary Planning Documents (SPDs) 
which provide detailed guidance that supplements policies in the adopted Local Plan, 
and sets out how sustainable development will be delivered in Barnet including 
generic environmental requirements to ensure that new development within Barnet 
meets sufficiently high environmental and design standards. They are material 
considerations for the determination of planning applications:

Local Supplementary Planning Documents and Guidance:
Sustainable Design and Construction SPD (April 2013) 

Copthall Planning Brief

The Council adopted the Copthall Planning Brief following extensive public 
consultation in September 2016 .The brief sets out the spatial strategy for the 
development of the wider Copthall site. 

Local Supplementary Planning Documents: 
Sustainable Design and Construction (April 2013) 
Planning Obligations (April 2013) 

Strategic Supplementary Planning Documents and Guidance: 
Accessible London: Achieving an Inclusive Environment (April 2004) 
Sustainable Design and Construction (May 2006) 
Health Issues in Planning (June 2007) 
Planning for Equality and Diversity in London (October 2007) 
All London Green Grid (March 2012) 

1.2      Key Relevant Planning History

In relation to the Current application site, the following history is contained in our 
electronic records.

- Planning permission was granted for Outline Planning Approval for the 
erection of a school for the Hasmonean Boys Grammar School for up to 
900 pupils on the site of the current Girls School Site under planning 
application reference W00996 following a Public Inquiry in 1969. The 
planning documentation for this case suggest that it was intended at the 
time of the application that this site was intended for a relocation of the 
current Boy’s School and for the Girl’s School to move into the current 
boys school site in Holders Hill. However it appears that this did not occur 



and has been in use as the Hasmonean Girl’s School Site since its 
inception.

- Detailed planning permission was granted for a new 2-form entry and 6th 
form school for 350 pupils in October 1972 under planning reference 
W00996C. This appears to be the detailed application following the 
previous outline approval.

- Planning permission was refused on Land South of 2-4 Page Street for 
the erection of a three form entry school with parking for 48 cars and 
construction of 2 vehicular accesses to Page Street (For the use of 
Hasmonean Boys) on 14th July 1992 (Planning Application reference 
W00996AK). The reasons for refusal of this application concerned the 
proposal being considered inappropriate development in the Green Belt 
and the residential and visual impact on adjoining residential properties.

- Numerous Planning Consents have been granted for numerous 
applications on the girls school site over the years including most recently 
planning consent for a crèche building in 2008.

1.3 Pre Application Consultation undertaken by the applicant

The application is accompanied by a Statement of Community Involvement which 
details the Applicant’s consultations with the local community prior to the submission 
of the application. As a result of the feedback received the applicant amended the 
proposed submission to delete a proposed nursery and pulled back the site 
application boundary to allow for the creation of an access path along the northern, 
eastern and southern portions of the proposed development along with the creation 
of two new points of access.

1.4   Public Consultations by the Council and Views Expressed

Public Consultation

As part of the consultation exercise 979 letters were sent to neighbouring occupiers 
on the 2nd December 2016, giving an extended period of comment until the 6th 
January 2017 to allow for the Christmas/ New Year Break. The application was also 
publicised through site notices and a press notice was published as a departure in 
the Barnet Press on 17th November 2016. The consultation process carried out for 
this application is considered to have been entirely appropriate for a development of 
this scale and nature. 

As a result of the consultation, a total of 1469 responses were received with 572 
objections, 892 letters of support and 5 neutral responses. 

The comments received from members of the public have been summarised as 
follows:



Summary of main points raised by members of the public in objecting to the scheme.
Impact on neighbouring residents who bought houses due to surrounding green belt 
which is being systematically destroyed
School need should be met by adding floor to existing school not bulldozing green 
space
Pursley Road very busy and proposal will add significantly to volume of traffic
Lack of parking in locality
Impact on traffic in conjunction with leisure centre and Saracens stadium
Loss of public ownership, and effective privatisation of public open space.
Loss of 'Site of Importance for Nature Conservation' (SINC)
Extra pollution from cars.
School will provide match day parking for Saracens increasing congestion
Duty of the Council to protect the Green Belt
Impact on air quality and environment
Impact on Global Warming
Noise problems from enlarged school
Loss of immense area of valuable green area for recreation and walking
Proposal would involve the loss of the only wild part of the Copthall estate leaving 
nowhere for dog walkers
Proposed replacement path alongside a chain link fence is poor compensation for 
the loss of free access to 15 acres 
Site was used for Nordic Walking sessions run by Allianz Park and as such is a 
valuable community resource that should be retained
Inappropriate development on green belt which under policy should be kept 
underdeveloped and open
Contrary to recently adopted Planning Brief
Contrary to NPPF and Local Plan
Plans involve a significant land take and is of a very expansive design
Proposal takes up twice the size of the Ark and provides for fewer pupils.
Plenty of brown field sites are available, problem is applicant is too greedy and the 
new Saracens free school is proposed to be built on a significantly smaller site with 
more pupils.
Insufficient persons consulted on planning application
Design and landscaping proposed nothing special and BREEAM target of ‘Very 
good’ targeting excellent are less than other schools have achieved.
Green space is more necessary due to increases in number of residents and should 
not be reduced
Green Belts are the lungs of London and need to be maintained for the enjoyment of 
all
Concrete jungle keeps increasing and green space reducing
No valid very special circumstances have been provided
Previous attempts to build on Dollis Valley green walk were rejected at appeal and 
this should as well
Previous refusal of boys’ school site in 1992.
Lack of need for additional faith school
Proposal would not benefit area as none of the children who attend the school come 
from the area.
Children live far away and as such often come by car
Council should build mixed secondary schools not religious ones.



Hasmonean should rebuilt existing sites not develop here
Proposal should be sited on the old Copthall South school site
Hasmonean should develop another site not in the green belt
The catchment area of the Hasmonean is wide and as such there are a range of 
sites where they could relocate to
Significant damage and loss of habitat and damage to wildlife and biodiversity
Loss of Site of Interest of Nature Conservation which is affordable special protection 
by Policy
Proposed area needs to be kept for wildlife and to keep Mill Hill green
Contrary to the provisions of the laws of Moses and Noah in resulting in harm to 
living things.
Loss of Significant number of mature trees which are hundreds of years old
Green spaces should not be destroyed to make money for the school
Loss of beautiful nature reserve which improves the health of the user
Loss of 15 acres of public open space
Development should be located elsewhere and not in the green belt.
Proposal will result in significant loss for whole community for the benefit of the view
Application incorrectly identifies the fields as not left to meadow when photographic 
evidence shows it is.
Proposal is motivated by greed and is unnecessary
Impact on local children, in losing valuable natural environment and nature resource 
for local schools
Future generations will not have any sanctuary to go due to the loss of this space
More green space not less is needed due to increases in young families in area.
Proposal would set dangerous precedent and lead to further destruction of the green 
belt
Impact on drainage and flooding through removal of trees
Copthall south fields beautiful and unique and it’s not sure applicant understands 
this.
Proposal would result in loss of ancient hedgerows, trees and wildflower meadows
Once Green Belt is built on it is lost for ever and should be resisted
The Copthall South Fields Site only piece that has continual access and is not 
subject to lease or hire, essentially the only remaining free to roam area
70 acres of Copthall was purchased by Hendon Urban District Council as part of the 
creation of the Green Belt in order to ensure that the land was safe from 
development and is covered by protected covenants preventing uses other than as 
public open space.
Limited justification for need for additional orthodox spaces
Attempts by the Etz Chaim School to use the old Copthall South school site was 
rejected due to Green Belt designation as should this school.
The location of the Menorah High School for Girls in Brent while acting as a 
maintained school for Barnet show that Hasmonean should not be limited to the 
borough boundary
Current space is an oasis for families with young children and should be retained.
No reason for the boys and girls schools to be co-located as they are completely 
separated on the site with no sharing of facilities.
Overcrowding is self inflicted due to the Hasmonean taking in too many pupils.
Other schools which have become a victim of their own success have opened 
second schools on a separate site like Compton II.



Land deal of swapping the fields of Copthall for the boys school site is a terrible deal 
for Barnet
Proposal is a simple land grab with no special circumstance
Developer has gone for the ‘easy’ option (easy in terms of finding virgin land that is 
cheaper and easier to develop) has been pursued without due consideration of the 
‘strongest protection’ constraint which applies to this particular site.
The majority of the parents drive their children to the school resulting in traffic 
congestion, increase in numbers will result in significant increased impact
Proposal will involve the total loss of the green belt by this development and in 
particular the habitats of animals ;foxes and sparrows and trees by the enlargement 
of this proposal.
Proposed replacement landscaping and mitigation measures will fail to adequately 
replace the damage which will be cause.
This open space is a valuable resource, and provides habitat to nature, and 
residents.  The hedgerows and trees are essential for biodiversity
Proposed development and loss of green space will result in damage to health such 
as asthma
The current site is a beautiful oasis of tranquillity surrounded by wildlife and trees 
which will be lost
Where are the studies of animal habitats and loss of protected trees
Supporters of the application don’t live in Mill Hill and will not suffer 
Proposal involves a massive increase in the footprint 95% and site area 158% in 
comparison with the existing schools
Site is poorly located in a low PTAL and as such is an unsuitable location
No proper evidence of alternative site search has been carried out.
Other sites such as NIMR and the Watch Tower site are sequentially preferable
Green spaces are the jewels in the crown of the borough and should not be sold for 
development
Proposed school will be out of scale with its surroundings

Summary of points raised in letters of support.
Proposal would benefit the school and pupils.
Proposed modern building will enhance the surrounding area benefiting the 
character of the area
Proposed highway improvements will improve local area
Council has obligation to ensure good educational facilities
The boy’s school site is inadequate and not fit for purpose
Cramped nature of boys site results in children being hurt in corridors and 
playgrounds
Girl’s school site also not ideal and could do with upgrading
Current campuses too small for growing school which has vital role if growing the 
next generation of citizens
The existing schools are exemplary and rated outstanding with well-behaved pupils 
and as such will be an asset to the local area.
Barnet should encourage and enable outstanding local schools to grow
Concern for children should weigh higher than green belt concerns



Children have the right to good quality accommodation and environment which is not 
provided in the existing schools
Combined campus needed for educational purposes
Proposal will allow economies of scale for the school
Barnet should maintain excellent reputation of Barnet schools by allowing expansion
Impact on Green Belt will be minimal
Highway issues relate to any school.
Any harm is outweighed by the proposed mitigation measures
Proposal would benefit many local children providing a more positive educational 
experience
Important to have enhanced premises that meet the needs of the community
Improved sports facilities will enhance local community to the benefit of the health of 
the area.
Existing school always oversubscribed and expansion would allow more children to 
attend and also take pressure off places in other local schools.
Expansion would mean less disappointed parents that their children didn’t get a 
place
Proposal would stop teachers having to rush between sites which results in delay 
and congestion and also sometimes lessons being cut short.
Great schools need great environments so that children can flourish
Single school site helps mixed gender families allowing single drop off and pick up
Barnet and NW London require increased capacity for school places: there is a 
(growing) shortage.
The plans are suitable and proportionate to the location and environment, 
sympathetic to the greenery and community presently available and nearby. 
The plans will improve and enhance the functionality of the land to the community 
whilst also, allowing much needed housing development elsewhere
The school/teaching has a record of delivering good results which promotes the 
borough and wider community. 
The proposal will help to ameliorate existing traffic problems with parents driving 
between two sites.
Many people objected to Saracens and this was misplaced, new school can be 
similar outstanding community resource
Existing pupils travel by bike and bus and as such would not result in traffic 
congestion
Demand for housing has resulted in less land for schools but more demand, 
Proposal would free up the existing boys school for development 
Existing boys school is full and cannot take any more pupils
Hasmonean is a fantastic school with excellent results and alumni which deserves 
fantastic facilities
Moving entrance from Page Street to Champions Way will improve the traffic 
situation



Existing cramped arrangement with limited sports facility detrimental to the health of 
the pupils and child (or parent) with ADHD. School needs to be able to move into 21st 
Century
Proposal would provide enhanced educational facilities at both the Page Street / 
Copthall and Holders Hill Road sites along with other associated benefits and is 
supported by policy.
Benefit of reuse of Holders Hill site for education also needs to be taken into 
account.
Proposed green belt to be lost nothing special and easily outweighed by new school
the wider benefit to the local community, from increased quality schooling vastly 
outweighs these issues

Officer Comment

All of the above representations have been taken into account in the officer 
assessment, which form part of the officer assessment below.

Elected Representatives.

1 letter of objection received from London Assembly Member Andrew Dismore the 
conclusion of which advises that:

It is regrettable to have to object formally to an application where the applicants have 
made a great deal of effort to engage with local people and mitigate against the 
impact of their development, and have a design that would be completely acceptable 
in any other location.

However, the principle of defending the Green Belt is a strong one, and if an 
exemption is created for this site, a precedent is created for more intrusive 
applications. If however the committee is minded to grant the application despite it 
being in clear breach of Green Belt policy, then detailed clear and improved public 
access conditions should be the subject of enforced planning conditions.

Consultation responses from neighbouring associations other non-statutory 
bodies. 

Mill Hill Residents Association

1: Green belt land in the Mill Hill district is scarce and carries a premium for 
developers. Already we have a number of Green Belt lands under threat in Mill Hill. 
The cemetery field on Milespit Hill is under threat and the land at the top of 
Woodcote Avenue is also under threat. If permission is given to extend the school 
onto the existing Green Belt land in Copthall this will set a very dangerous precedent 
and could open the door to further erosion of our much needed Green Space. 
 



2: Traffic in the area is already heavy and congested at school times. Experience 
shows that the vast majority of parents still insist on driving their children to school 
and no amount of travel plans and promises by the schools ever stop this. We 
believe that when operational the school will generate even more traffic than before 
and will bring a lot of inconvenience and delay for local residents.

Northaw and Cuffley Residents Association

Object to this planning application for which there are no proven "very special 
circumstances". Developers will always attempt to claim a very special reason. In 
this case it is clear that the claim does not hold water. London's Green belt is a 
precious resource which must not be squandered. Once lost it is gone

North Cray Residents Association

Please register our strong opposition to what is being proposed.
What Very Special Circumstance can possibly exist to build on precious Green Belt 
land? And to do so at what cost to the local environment and wellbeing of local 
people.

Our LPA (the London Borough of Bexley) is resisting moves to build on our Green 
Belt, and honouring the promises made in planning Policies. In so doing, it is setting 
an excellent example to other planning authorities.

Last year it refused a planning application similar to yours - which was to build a 
school on Green Belt land here in North Cray (Ref 16/01466/FUL- 48 Parsonage 
Lane).

We hope very much that Barnet will follow the example set by Bexley and refuse this 
application.

Mill Hill Preservation Society

In Summary the Mill Hill Preservation Society raise the following conclusions (The 
full letter is 8 pages and too long to repeat here)

The Society considers that there is considerable harm to the Green Belt due to this 
proposal; the disruption to the recently finished Copthall Development Plan, the 
building itself on the Green Belt, the loss of public access to this recreational area, 
the destruction of a Site of Importance for Nature Conservation, the loss of trees, 
hedgerows and mature landscape, the level of on-site car parking and the adjoining 
drop-off point. 

This is not the only harm. There is the harm caused to the area by virtue of the 
change of use and the increased buildings on what was otherwise a green area, so 



there is harm to the wider residential area. Similarly, with the increased number of 
schools and the increased number of pupils there is going to be an intensification of 
activity in the locality. Taken all together this is a considerable degree of harm.

In the opinion of The Society, the alternative site search and development 
alternatives seem insufficient to show that the proposed harm to the Green Belt can 
be set aside on the basis that it is clearly outweighed by other considerations.

In conclusion, we are convinced that this Green Belt site application is inappropriate 
and does not meet the requirements of the NPPF, the London Plan, Barnet’s Local 
Plan and even Barnet’s own Development Brief for Copthall, nor are the traffic 
proposals acceptable. We feel there is no special case to answer or ‘very special 
circumstances’ that would allow the obvious harm to the Green Belt to be set aside. 
For these reasons we believe the application should be refused.

Mill Hill Neighbouring Forum

 In summary the Mill Hill Neighbouring Forum objects to the planning application for 
the following reasons: 

1. We do not think the “very special circumstances” case has been met to build a 
new school and associated parking, playgrounds, etc. on Green Belt. 

2. The planning application proposes to use land that the Council agreed only 3 
months ago at the September meeting of the Policy and Resources Committee 
should be reserved for natural habitat as part of a wider strategy for the Copthall 
estate. 

3. The impact of a large new school, with 1400 pupils and over 200 teachers and 
support staff, on a local road infrastructure will lead to a material increase in traffic 
and congestion in an already heavily congested area. 

4. We do not believe that the search for alternative sites has been fully explored. In 
particular the potential for using the two Jehovah’s Witnesses sites in Mill Hill should 
be further reviewed. 

Campaign for the Protection of Rural England (London)

Object to this application on behalf our members. 

CPRE London is the London branch of the Campaign to Protect Rural England. We 
are a membership based charity concerned with the protection and enhancement of 



London’s Green Belt, Metropolitan Open Land and urban open and green spaces. 
We have over 2,700 members across London.

Reasons for objection: 
 The proposed site is Green Belt and this proposal would be inappropriate 

development in Green Belt
 There are no very special circumstances: there may be a generalised need for 

school places but there are generalised needs for much development in 
London and this is not in itself a very special circumstance

 It does not appear that all reasonable attempts have been made to find 
alternatives: it appears instead that the ‘easy’ option (easy in terms of finding 
space) has been pursued without due consideration of the ‘strongest 
protection’ constraint which applies to the relevant land

 The harm to the Green Belt would outweigh any benefits: London’s Green 
Belt has enormous strategic importance for all of London – not simply in this 
area and not simply in Barnet. Its importance is: 

 In halting urban sprawl which increases burdens on individuals and the state 
and increases air pollution among other problems. This development in 
particular would contribute in a severe negative way to increased traffic 
emissions

 Increasingly London’s Green Belt has strategic importance for improving air 
quality and water and flood management

 There are also a myriad of benefits to local people in terms of recreation and 
enjoyment, but also to wildlife and ecology, which would be lost if this 
development were to go ahead. 

Ramblers Association (London)

Object to the application for the following reasons:

1. We believe that the proposals do not conform with the guidelines on building in the 
Green Belt. This is summarised in the National Planning Policy Framework  (2016), 
paragraph 88 which states:

"When considering any planning application, local planning authorities should ensure 
that substantial weight is given to any harm to the Green Belt. ‘Very special 
circumstances’ will not exist unless the potential harm to the Green Belt by reason of 
inappropriateness, and any other harm, is clearly outweighed by other 
considerations."

The development does not fall within any of the exceptions listed in paragraph 89: it 
cannot be regarded as an "extension", as the facility is more than doubling in size.



Building on Green Belt land is only allowed in "very special circumstances" which 
have not been proven in this case. There is insufficient evidence of a search for 
 possible alternative sites for the boys school, or the need for the boys school to be 
on the same site as the girls school.

Barnet’s Local Plan (Core Strategy - 2012) CS7 states:
"We will create a greener Barnet by:

 protecting open spaces, including Green Belt and Metropolitan Open Land;
 enhancing open spaces, ensuring positive management of Green Belt and 

Metropolitan Open Land to provide improvements in overall quality and 
accessibility;"

This application does not protect Green Belt land and it degrades the open space by 
removing a piece of unspoilt open land in an area otherwise dedicated to sports 
facilities.

2. Increased traffic and parking:
The plan assumes that the number of pupils in the school will more than double, and 
there is provision for more than twice the existing number of parking spaces. This 
extra traffic will put a huge strain on an area already suffering severe traffic 
problems: the length of Page Street from the double roundabout junction with 
Pursley Road, the Champions Way junction and down to the A1 intersection are all 
heavily congested at the times of day when the projected school will be adding more 
traffic. 

3. Contradicts Barnet's own plans for the area:
Barnet's "Draft Copthall Planning Brief" (January 2016) describes the affected patch 
of land:

"The area in the south west corner of the [whole Copthall] site currently provides 
informal open space and it should retain that function to provide a parkland setting 
for the sports facilities. It would also provide space for visitors not using the sports  
facilities or those seeking outdoor fitness activities, such as a trim track or outdoor 
gym. Consideration will also be given to informal sports such as parkour, BMX, 
skateboarding. A children’s play area could be provided together with a small park 
pavilion which could house a refreshment stall and toilet/baby changing facilities."

Whilst these sporting facilities would affect the current unspoilt nature of the land, 
they are uses much more suitable for Green Belt use, keeping the area green and 
available for public recreation.

For these reasons we oppose the planning application reference:16/6662/FUL.

London Wildlife Trust



Object to the application on the following grounds:

1. NW LONDON RSPB GROUP have been advised of this Planning Application 
involving development on the protected Green Belt (Barnet Plan Policy CS7).

2. Protected Green Belt: The subject site forms part of a designated Site of 
Importance for Nature Conservation (SINC) and is integral with the swathe of 
important connected Green Belt forming a Green Corridor across this part of the 
Borough. National Planning Policy Framework (NPPF) requires Local Planning 
Authorities to protect and encourage such networks.

3. Historical Importance: These fields are of historical importance, as we believe they 
constitute part of the first ever Green Belt designation in Britain in 1939.  

4. Clean Air: This Green Space is enjoyed by local residents and provides much 
needed oxygen in an area bordered by the junction of the A41, A1 & M1 (Link) roads 
that are constantly busy 24/7 365 days of the year. 

5. Pollution: Pollution levels in London especially beside the main arterial routes are 
dangerously high. The Mayor of London is committed to reducing pollution in 
London. Developing on the Green Belt especially in this urban / suburban location 
will not support this objective.

6. Traffic: We have also noted the huge increase in car movements (boys & girls 
conveyed separately at different times) because of the relocation from the existing 
boy’s school in Holders Hill Road, Hendon, NW4. Traffic congestion and resultant 
pollution levels can only increase dramatically. 

7. Climate Change: Climate Change and health risks from high levels of man-made 
pollution is a reality which governments and local authorities must take heed and 
resolve.

8. NICE: Only recently the National Institute for Health and Care Excellence (NICE) 
stated - new homes, schools and care homes should not be built near busy roads.  

9. Wildlife: RSPB members and local residents have informed us that the fields, 
woodland and hedgerows (if not ancient then dating back to at least 1883) support a 
wide variety of wildlife.

10. SINC: This has been amply demonstrated by the Copthall South Fields 
being designated as a Site of Importance for Nature Conservation (SINC) - see 
attached reference.  



11. Barnet Plan: Barnet Policy CS7 states that the LA will protect: 
"existing Sites of Importance for Nature Conservation and working with our partners 
including the London Wildlife Trust to improve protection and enhancement of 
biodiversity in Barnet."  

12. Heritage Site: Ancient maps show the field boundaries date from at least 1883 
and maybe much older. Development will destroy four field boundaries resulting in a 
significant loss to the Green Belt’s ‘openness’ and the special character of this 
heritage landscape.

13. Biodiversity: This development involves removal of trees, shrubs and traditional 
grassland meadows, which will result in a net loss in biodiversity contrary to NPPF
  
14. Wildlife Records: Apart from the usual array of commoner species and those 
specifically mentioned in Nature Conservation in Barnet (Slow Worms, Song Thrush, 
Kestrels, Little Owls etc.) we are aware of records of Whitethroat and Redstart for 
the area and wintering Scandinavian Thrushes, Fieldfares & Redwings and even 
Waxwings in eruption years feed on the hedgerow berries.  

15. Community Open Space: The enjoyment of this freely accessible community 
Open Space will be lost if this large-scale development takes place.

16. Sports Fields: Manicured sports fields are no substitute for open access to 
natural habitats and it's wildlife, with all of the associated health benefits that ensue.

17. Privatisation: Local residents are particularly aggrieved that yet another part of 
the Borough's Green Spaces is to be lost to private interests when these areas were 
originally intended for the enjoyment of the entire community - not reserved for a 
select few.

18. Restrictive Covenants: We believe many of the Borough’s Open Spaces were 
acquired under the strict understanding that they would remain Green Open Spaces 
for the benefit of the entire community. The Local Authority has a moral if not legal 
obligation to comply with the covenants imposed at the time of transfer.    

19. Environmental Statements: Although a large number of Environmental 
Statements are listed on the Barnet Planning portal, public accessibility has been 
erratic. These Environment Statements do not adequately address the biodiversity 
loss that will occur. 

20. Ecology: In view of the designation as a Site of Importance for Nature 
Conservation, we would have expected a professional Ecology Report with extensive 
surveys and recommendations for protecting the site’s biodiversity but none appear 
to be listed or viewable?



21. Mitigation: Any such mitigation measures would require careful scrutiny to ensure 
they properly protect and enhance the heritage landscape and ecological value of 
the site for future generations and made subject to strict Planning Conditions.        

22. Material Facts: Most importantly, we must emphasise that, as this is a Site of 
Importance for Nature Conservation (SINC), without full independent professional 
Ecological Reports & Surveys, the Planning Committee cannot properly determine 
this Application as they will not be in possession of all the relevant material facts.     

23. Since submitting our original objection letter (dated 26th January 2017 via the 
planning portal), we have now had the benefit of further information, which we wish 
to endorse. Namely, the objection letters from London Wildlife Trust, Zoë 
Samuelson, Mill Hill Forum, Mill Hill Preservation Society, The Barnet Society et al.  

24. Conclusion: Consequently, for all of the foregoing reasons the Planning Authority 
should refuse this Planning Application.

RSPB (London)

London Wildlife Trust, Barnet group wish to object to the above application for the 
following reasons:-

1. This development will result in the loss of a very substantial area of the Green 
Belt contrary to section 9 of the National Planning Policy framework (NPPF) 
and Strand 1 of the borough’s Core Strategy and Local Plan. This 
development is inappropriate in the green belt and does not meet the very 
special circumstances required.

2. The development will result in the loss of the majority of a Site of Importance 
of Nature Conservation (SINC) known as Copthall South Fields which 
comprises semi-natural grassland, historic hedgerows, mature trees and 
woodland previously planted as part of the Watling Chase Community Forest 
Initiative. These are important habitats providing breeding and foraging for a 
wide range of wildlife. This is contrary to Barnet Core Strategy, Policy CS7.

3. The proposals will result is the loss of a significant area of public open space. 
Contrary to policy 7.18 of the London Plan. Despite its close proximity to 
major highways currently residents can escape to this area of countryside, 
walking though meadows and hedgerows, experience bird song, wild flowers, 
butterflies, grass hoppers and even reptiles.

4. Copthall South Fields and the ditches that cross them provide important 
drainage and flood attenuation to the wider area. The proposals will require 



significant levelling and re-contouring of the site, the loss of the existing 
ditches and grassland as well as introducing significant hard landscaping. The 
green roof and swale proposed will not be sufficient to mitigate the significant 
increase in surface water run-off and is likely to result in increased pressure 
on the local drainage network and increased flood risk to neighbouring 
properties.

This proposal contravenes Green Belt policy and results in a significant damage to 
and loss of biodiversity and public open space. The proposed mitigation is 
inadequate and as a result we urge the refusal of this application.

Consultation Responses from Statutory Consultees

Greater London Authority (GLA)

Strategic issues summary
Principle of development - Education facility on Green Belt land and loss of 
open space: The redevelopment of the existing secondary school to meet the needs 
of the Jewish community is supported in principle. However, the very special 
circumstances to justify the school development on Green Belt land have not yet 
been demonstrated and further information is required. The extent of the new 
development on otherwise largely open land is considered harmful to the openness 
of the Green Belt, and the loss of existing open spaces raises significant strategic 
concern. (Paras 16 to 35)
Urban design: The layout configuration of the proposed school buildings does not 
mitigate the impact of the development on the openness of the Green Belt and 
options which would result in significantly less encroachment into the open space 
should be presented. (Paras 38 to 46)
Outstanding issues with regard to inclusive design, climate change and transport 
should be resolved before the application is referred back to the Mayor.
Recommendation
That Barnet Council be advised that the application does not comply with the London 
Plan, for the reasons set out in paragraph 65 (insert relevant paragraph number from 
the Conclusion) of this report; but that the possible remedies set out in the same 
paragraph (insert relevant paragraph number from the Conclusion)could address 
these deficiencies.  

Transport for London

Transport for London make the following comments: 

Summary 
In order to comply with London Plan policies, TfL requests the following: 
 that the applicant does all that is reasonably possible to encourage mode shift 

from car travel to sustainable (including active) modes; 
 that the bus impact assessment is submitted to TfL at the nearest possible 

opportunity; 



 where there is insufficient capacity to accommodate the new bus demand 
generated by the development, the developer should contribute towards capacity 
enhancements; 

 the applicant should ensure that the local bus stops are able to accommodate the 
additional demand safely; 

 the applicant should also ensure that walking routes between the school and the 
local bus stops are comfortable and safe for pupils and staff; 

 that the applicant considers increasing the number of site access points in order to 
reduce walking (including from bus stops) and cycling distances to/from school; 

 assurance that the proposed mini bus services are a long term measure; 
 that the applicant provides TfL with the assurance that there is a safe walking 

route between the “Five Ways Corner – towards Edgware” bus stop and the 
school; 

 that the CLoS assessment report is sent to TfL for review - once we have 
reviewed the results of the CLoS assessment we may request a contribution 
towards TLRN cycle improvements; 

 that the PERS report is sent to TfL for review - once we have reviewed the results 
of the PERS we may request a contribution towards improvements to the walking 
environment along the TLRN; 

 that a full CLMP, which addresses the construction points raised in this letter, is 
secured by condition, and that no work can commence on site until the condition 
has been approved in consultation with TfL; 

 that a Delivery and Servicing Plan (DSP) be submitted for TfL consideration and 
subsequently secured by S106 agreement; 

 that delivery and servicing trips be included as a specific category in the Travel 
Plan surveys and that they have their own trip reduction targets; 

 that the applicant follows the approach to Travel Plan development and target 
setting that is set out in this letter; 

 that the Council will secure, enforce, monitor, review and ensure the funding of the 
travel plan through the S106 agreement. 

Sports England

Revised Comments received on the 09/02/2017 advising of the following:

I have liaised with The FA regarding the proposed Artificial Grass Pitch (AGP) size 
and they share my previous view.  A full size AGP would be more beneficial to the 
community as it is more flexible to provide smaller sided football in addition to senior 
games. The reference to Powerleague is acknowledged but it should be noted these 
are a commercial organisation with a particular business model that focuses solely 
on small sided activity and not entirely on the wider community. Indeed, such an 
operator would restrict the wider community use of the proposed AGP.

As previously stated, despite some constraints you have identified there appears to 
be space on the site where a full size AGP could be accommodated, for instance if 
the tree line north of the proposed AGP is removed a full size pitch could be 
accommodated and the changing facility could be placed much closer to the facility 
which would also improve user accessibility and reduces the risk of contamination on 
the playing surface. Alternatively the proposed AGP could be located where the 



proposed tennis/football MUGA and changing rooms are shown and the proposed 
tennis/football MUGA could be relocated to the south of the site with the changing 
rooms in between the facilities.  Although this may involve slight amendments to the 
proposed car park as well there does appear room to accommodate the AGP here. 
Again, given the extent of the development proposed and amount of space covered 
by trees, it appears it would be possible to redesign the layout to incorporate a full 
size AGP.

Comments received 13/01/2017

I have now had the opportunity to review the revised/additional information and 
welcome the change of surface for the tennis courts, that the phasing would result in 
the school having access to sport provision during development and that the 
floodlights are clearly illustrated.  It also appears that one of the proposed sport hall 
dimensions would meet the required size for a three court sport hall rather than four 
court sport hall as set out in Sport England’s guidance.  As previously explained a 
four court sport hall (with dimensions to meet Sport England’s design guidance) 
would be more beneficial to community sport but having regard to the overall sport 
offer (subject to comments below) this could be accepted in this instance.   The 
comments relating the proposed changing rooms are noted but Sport England would 
still comment that tennis players would have to walk a long distance from the 
proposed changing rooms. 

The Community Use Agreement (CUA) is in draft form and is not complete therefore 
Sport England do not consider the submitted CUA is adequate to secure community 
use. However, it is acknowledge that Sport England’s template has been used and 
there could be difficulties clarifying the detail of community use at this stage.  In 
consequence, Sport England would recommend that the Council impose a condition 
on any approval for the submission of a completed CUA.  As discussed, I would be 
able to assist in the drafting of the CUA prior to submitting formally to discharge that 
condition. 

It has now been confirmed that the proposed AGP’s principle use would be football 
although rugby training has also been specified.  Please note that football and rugby 
require different shock pads therefore please ensure the correct shock pad is 
installed. Further information relating to artificial surfaces can be found in Sport 
England’s Guidance Note, Artificial Surfaces for Outdoor Sport (2013), which can be 
found via the following link:

http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-
guidance/artificial-sports-surfaces/ 

However, as noted in your email, the proposed AGP would fall below the dimensions 
required for a senior football pitch which would also allow the pitch to be adequately 
divided into smaller pitch markings.  As previously noted this would maximise the 
potential for community use of the proposed AGP and, therefore, increasing income 
from it. The proposed size states that the proposed AGP would be sufficient for up to 
under 16 football but the dimensions required for under 16 football, including the 
safety run-off area, is larger than those specified on the proposed drawings.  In 
consequence, the proposed AGP would only be able to safely accommodate a 

http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/artificial-sports-surfaces/
http://www.sportengland.org/facilities-planning/tools-guidance/design-and-cost-guidance/artificial-sports-surfaces/


football pitch up to under 13/14 size. Further details regarding AGP’s can be found in 
the FA’s technical guidance which I have attached for convenience. 

In light of the above, the proposed size is concerning since it would not only be 
insufficient to maximise community use but also appears to not meet the need that 
would be required by the high school.  I note in your email you have stated that there 
are limitations to increasing size of the proposed AGP which Sport England would 
like to understand so that the potential of increasing the proposed AGP’s size can be 
explored. Having looked at the proposed layout drawings again there appears to be 
space in and around the proposed AGP’s location which could be utilised to increase 
the size and/or potentially reconsidering the proposed layout in the south-eastern 
corner of the proposed layout.  Sport England would be able to work with you on this 
if necessary. 

Overall, most of the clarification and concerns raised in Sport England’s initial 
response have been addressed, or would be addressed by way of condition, 
however Sport England are unable to lift its objection until the concerns relating to 
the proposed AGP have been addressed, or at the very least, explored and further 
justified. 

Historic England (Archaeology)

Following assessment of archaeological desk-based assessment no need for any 
additional investigations.

Natural England

No objections raised in relation to statutory nature conservation site, reference made 
to standing advice in relation to protected species.

Environment Agency

No objections raised. Reference made to flooding which is the responsibility of the 
lead local flood authority to assess.

Roads and Traffic Policing

No objections raised.

Internal Consultation responses

Transport and Highways

No objections raised subject to attachment of suitable conditions and the applicant 
entering into a S106. Detailed comments are incorporated into the officer comment 
below.

Scientific Services

No objections raised subject to attachment of suitable conditions.



Drainage

No objections raised subject to attachment of suitable conditions.

Education

Education is highly valued by residents in Barnet and the council is committed to 
ensuring that every child has the best start in life with an opportunity to go to a good 
or outstanding Barnet school. The council has a statutory responsibility to secure a 
school place for each Barnet child who requires one and the borough has 
experienced an unprecedented demand for primary school places in recent years. 
This increase is projected to continue until 2020 and beyond and the rapid increase 
in the primary population will soon feed into the secondary sector. 

The overall number of children on roll at a Barnet school has been increasing each 
year since 2009/10. The number of children in the Reception year in a Barnet school 
has risen significantly from 3,548 children in January 2009 to 4,477 in January 2016 
– an increase of 929 children. The number of pupils starting in year 7 has also been 
rising and is projected to reach over 5,000 pupils by 2023/24, compared to 4,450 in 
September 2015. 

As a result of this growth, there are now already an extra 750 permanent primary 
Reception school places available each year for children starting school in Barnet 
compared to 2009, equivalent to 25 forms of entry. And more primary provision is 
planned. 

The pressure experienced across Barnet primary schools will continue to feed 
through into the secondary sector over the next few years and by the end of the 
decade, a very significant increase in secondary provision is required. 

The Education Act (EA) 1996 Section 14 places a general duty on local authorities to 
secure sufficient schools in their area. Section 14 (3A) added by Section 2 of 
Education and Inspections Act (EIA) 2006 amends section 14 of the 1996 Act, 
inserting a new subsection (3A) to require local education authorities in England, 
when exercising their functions on the provision of schools in their area under that 
section, to do so with a view to securing diversity in the provision of schools and 
increasing opportunities for parental choice.

Barnet schools currently offer a diverse range of education opportunities for its 
residents. Among the schools offering a mainstream primary, secondary or all 
through education, 17 schools offer a Jewish ethos, 16 offer a Church of England 
ethos, 14 offer a Catholic ethos and 1 offers a Greek Orthodox ethos. The borough’s 
offer includes 3 selective entry grammar schools, 3 boys schools and 4 girls schools. 
Hasmonean High School is a co-educational, non-selective school serving the 
Orthodox Jewish Community of North-West London. In relation to the ambition of the 
school to re-locate and expand its provision, I would like to make the following 
comments. 

A. Size of building proposed 



The Education Funding Agency on behalf of the Department for Education has 
assisted Barnet’s education officers to interpret the Government’s Building Bulletin 
guidelines. 

i) Current status of Hasmonean High School as a single co-educational school 
At present Hasmonean High School is a single co-educational Academy. If it 
remains as one co-educational school and grows to accommodate 1050 pupils plus 
350 pupils in the sixth form, the EFA has advised that the Government’s Building 
Bulletin 103 recommends the gross internal floor area required to deliver the core 
educational offer would be between 10,465m2 (minimum) and 11,902m2 
(maximum). 

This is considered to be sufficient to accommodate all teaching and learning spaces, 
including those used for religious education. 
Some further supplementary area may then be needed for a school with a religious 
ethos, for instance for a place of worship and associated ancillary spaces, but this is 
discretionary as it would not be needed for education. 

ii) Potential status as Multi Academy Trust comprising of Hasmonean High 
Boys School and Hasmonean High Girls School 
In order to continue with the separate education of girls and boys, The Governing 
Body has been advised to establish two separate Academy schools, an Academy 
school for girls and an Academy school for boys, potentially within a Multi Academy 
Trust. This arrangement will require more internal space. 

Based on EFA advice, the Government’s Building Bulletin 103 indicate that for two 
schools, each with 575 pupils plus 175 in the sixth form (a total of 1050 pupils plus 
350 sixth form) the combined total gross internal floor area required to deliver the 
core educational offer in two schools would be between 11,865m2 (minimum) and 
13,605m2 (maximum). 

This is considered to be sufficient to accommodate all teaching and learning spaces, 
including those used for religious education.

Again, some further supplementary area may then be needed for a school with a 
religious ethos, for instance for a place of worship and associated ancillary spaces, 
but this is discretionary as it would not be needed for education. 

B. Size of site 

The school is currently based on 2 sites: Holders Hill (boys) and the Copthall site 
(girls) which together total 3.65 hectares 
a) Holders Hill site 1.41 hectares 
b) Copthall site 2.24 hectares. 
BB103 guidelines suggest for 
i) a single co-educational school - a range of 7.3 hectares to 9.2 hectares 
ii) two Academy schools – a range of 8.2 hectares to 10.2 hectares 



All recent newly built schools in Barnet, including JCoSS , East Barnet Academy and 
the Archer Academy have been developed on restricted sites due to a shortage of 
suitable land: 
 JCoSS with a projected roll of 1,310 is on a contained site of 4.7hectares with 

the shared use of an additional 1.06 hectare playing field 

 East Barnet is contained within a site of 3.65 hectare at Chestnut Grove with 
the shared use of an additional 1.06 hectare of off-site playing field at 
Westbrook Crescent. Again, it has a similar number of pupils as proposed for 
the expanded Hasmonean High School. 

The Building Bulletin 103 addresses the circumstances where it is not possible to 
provide the recommended site area. 
‘In these situations pupils will need to be provided with access to suitable off-site 
provision. On restricted sites, where space will be at a premium, a flexible approach 
to the site area and the management of the use of that area will be needed, and 
consideration should be given to providing the following, in priority order: 
 firstly, space for hard informal and social area including outdoor play area 

immediately accessible from nursery and reception classrooms 
 then some hard outdoor PE space to allow some PE or team games to be 

played without going off site, ideally in the form of a multi-use games area that 
can also be used as hard informal and social area 

 then soft informal and social area for wider range of outdoor educational 
opportunities and social space 

 finally some soft outdoor PE can be provided. If this is in the form of an all-
weather pitch, it can count twice towards the recommended minimum. 

In relation to the last bullet point, all new recent provision in Barnet has included all-
weather pitches which can significantly reduce the overall requirement for external 
space as it can count as twice the recommended minimum.

C. Demand for Jewish education provided by Hasmonean High School 
Along with many parts of London, Barnet has seen an unprecedented growth in 
demand for school places. Children in the additional primary school places that have 
been provided in Barnet since 2009 will require a secondary school place at the end 
of the primary phase. The borough is already operating at almost full capacity in the 
secondary sector. 

GLA projections indicate that between 18- 20 forms of additional entry at the 
secondary sector will be required to meet demand through to the beginning of the 
next decade. The need for more secondary provision will be met by a combination of 
school expansions and free school applications. In September 2016, the council was 
advised that two new secondary free schools have been approved to open in Barnet 
in 2018 or 2019. The Saracens High School Trust will provide 6 forms of Year 7 
entry each year in Colindale and The Compton Free School will provide a further 6 
forms of entry at the secondary level- a site has not yet been identified. Both of these 
schools will help to meet the basic need for school places. 



At the time of writing, the Ark Academy Trust planning application’s to open a new all 
through free school in Underhill which will also provide 6 forms of Year 7 entry each 
year to meet basic need has been refused by the council. The planning process 
allows for further steps, including appeal of this decision. 

New secondary free schools (subject to planning) and planned expansions of 
existing secondary schools set out below, will meet the basic need for school places 
until at least 2023/24 on current GLA projections. 

The council is keen to maintain the diverse educational offer and is currently working 
with the CofE Diocese to expand St Mary’s and St John’s all - through school and 
with the Catholic Diocese to expand St James Catholic High. In April 2016, Menorah 
High School became a Barnet maintained secondary school offering additional state 
school places for orthodox Jewish girls. 

Over the last few years, within the overall increase in primary provision, there has 
been an increase in Jewish primary provision: the council has invested in expanding 
Menorah Foundation and Beis Yaakov; Saks Morasha and Beit Schvidler have 
joined the maintained sector; Rimon, Etz Chaim and Alma free schools have opened 
and Pardes House has taken additional pupils. As these children reach the 
secondary phase, it is anticipated that many parents of the children in these 
additional school places will seek to secure places in secondary schools with a 
Jewish ethos. 

Assessing the need and demand for additional secondary school places with a 
Jewish ethos presents a number of challenges due to the different orthodoxies 
preferred by parents. This can be illustrated by considering the three Barnet 
secondary schools that offer a Jewish ethos: Hasmonean High School states that it 
serves the orthodox Jewish Community of North-West London; Menorah High 
School serves Orthodox Jewish girls and JCoSS describes itself as a pluralist Jewish 
learning community that embraces diverse approaches to Jewish belief and practice.

Given this context, over the last year, PAJES (Partnership for Jewish Education), an 
umbrella organisation that works with over 100 Jewish primary and secondary 
schools across the UK, has been researching the demand for additional Jewish 
secondary school places in north London. PAJES commissioned research from the 
Institute of Jewish Policy Research (JPR). The council has provided admissions data 
to help inform this work. The summary of the findings from the research published on 
PAJES’s website include: 

Findings for NW London show that there is a significant under provision in Jewish 
state schools, which we estimate to be in the region of 90 places per year. We 
expect this level of under provision to continue for the next five years or so. However 
due to an increased proportion of children being educated in Jewish primary schools, 
our projections suggest the possibility of a further increase in demand for Jewish 
secondary school provision. 

To meet help meet demand for September 2017, on the 30th January 2017, JCoSS 
announced that it will be taking an additional 30 children in September 2017 as a 
‘bulge’ class. In addition JFS, located in Brent has announced that it is ready to open 



a bulge class on top of its usual annual intake of 300. The announcement followed a 
meeting organised by PAJES with schools which also included Immanuel College, 
Hasmonean High School, Kantor King Solomon and Yavneh College. 

As part of the announcement, PAJES have said that longer-term, schools were 
committed to planning increased places in order to meet a projected rise in demand 
of up to 135 places in secondary schools within five years. 

Therefore PAJES assessment can be summarised as a need for between 90 and 
new school 135 places each year to serve North West London over the next 
five years. 

In terms of demand for Hasmonean High School, the school has been 
oversubscribed for the last three years. First preference applications for a place in 
year 7 have increased from 176 in September 2014 to 221 for September 2016. To 
meet this demand, Hasmonean has admitted additional pupils each September. 

This parental demand demonstrates that an expansion of Hasmonean High School 
has the potential to help to meet an element of the shortfall in Jewish places 
projected by the JPR research. A successful expansion will depend on the parental 
preference for the orthodoxy offered at Hasmonean High School in light of any other 
expansions that may happen at other schools with a Jewish ethos seeking to 
expand. An expansion would help to maintain the diverse educational offer by 
retaining a balance of faith provision in Barnet.



D. Current Holders Hill site 
Should the proposal proceed, based on current pupil projections, the vacated 
Holders Hill site will be required for educational purposes, either as primary provision 
or for more specialist provision for children with special educational needs or other 
needs.

Ecology

Object to the application for the following reasons:

Despite the proposed mitigation measures, the development will still result in the 
permanent net loss of the Copthall South Fields Site of Local Importance for Nature 
Conservation (SLINC) which comprises approximately ¾ of the whole site and 



consists of hedgerows, tall herbs, semi-improved grassland and broad-leaved 
woodland habitat (UK Habitat of Principal Importance and Priority Habitat under the 
London BAP). SLINCs are non-statutory sites protected under Policy CS7 of the 
Barnet Local Plan (Sept 2012) – Enhancing and Protecting Barnet’s Open Spaces. 
The Environmental Statement details the loss of the SLINC, woodland and grassland 
habitat as having a significant adverse impact at a local scale, following mitigation 
measures. 

This development therefore causes the destruction of a SLINC and a net loss of 
biodiversity on site, with permanent loss of 1.2 hectares of woodland and 3.0 
hectares of grassland, causing potential negative impacts to species such as 
invertebrates, birds, bats and hedgehog. This contradicts the aims of the National 
Planning Policy Framework (NPPF) in aiming to achieve sustainable development 
and the obligations on public bodies to conserve and enhance biodiversity as 
required by the Natural Environment and Rural Communities (NERC) Act 2006. It is 
also contrary to the local planning polices for Barnet relating to biodiversity including 
Policy CS7 of the Core Strategy which states that the London Borough of Barnet will 
create a greener Barnet by protecting existing Sites of Importance for Nature 
Conservation.

Trees

Object to the application for the following reasons:

Summary
Replacement planting will offset the tree loss in the longer term 40 years or so and 
some trees are irreplaceable. If they were retained these trees would be significantly 
greater in stature providing increased visual tree amenity and ecological services.

The landscape design proposal is a fair attempt to accommodate additional school 
infrastructure. However a large number of valuable trees will be removed to achieve 
this development that will have a significant negative impact on local visual tree 
amenity, wildlife habitat and public open space that is unacceptable

Recommendations
Refuse application on the grounds of unacceptable loss of valuable trees, visual tree 
amenity, wildlife habitat and open space.

Green Spaces

Object to the application for the following reasons:

The proposal is contrary to National planning policy and Council policy which 
requires the protection and enhancement of open space, priority habitats and green 
belt land for the reasons set out above.  The impacts of the development will be at a 
borough wide scale and will see the loss of the sites status as a site of local 
importance for nature conservation and will impact significantly on wildlife and 
habitats present at the site.  The development will result in a significant decline in the 
value assessment of Copthall site, adversely affecting its position as a site of 



strategic importance for the borough, alongside the unacceptable loss of public open 
space and green belt land.

2. DESCRIPTION OF THE SITE, SURROUNDINGS AND PROPOSAL

2.1 Site Description and Surroundings

Hasmonean School is situated in North London, within the London Borough of 
Barnet and lies to the east of the M1, Junction 2. The site comprises a mixture of 
open fields, existing school buildings, sports pitches, associated grounds, areas of 
semi-mature woodland, mature tree belts and grassland. It lies wholly within the 
London green belt. The Girl’s school portion of the site is identified as an area of 
Special Archaeological Importance and the remainder of the site is identified as Site 
of Local Importance for Nature Conservation.

The existing Girl’s School amounts to 5.89 acres (2.38 hectares) and it is proposed 
to demolish the existing buildings on the site and to be replaced by new co-located 
school buildings and ancillary facilities. The existing Boys’ School is located at 
Holders Hill and amounts to 0.86 hectares. 

The site is bounded by Champions Way and Page Street. There is an existing 
access on to the open space from Champions Way, which provides a level access 
on to the site; and on the eastern boundary of the site, a footpath which runs north 
south and parallel to the site boundary. The existing access for the Girls’ School is 
positioned on Page Street. It provides vehicular access to the school, including 
servicing and is the main access for both vehicles and pedestrians on to the site. To 
the south of the site, the school is bounded by residential properties, which face on 
to Great North Way. 

The school which was constructed in the 1970’s is a two to three storey building, well 
set back within the site and of limited visibility from outside the site.

The topography of the site is variable. There is a cross-fall from north to south of 
approximately 8 metres. The cross-fall creates a bowl in the centre of the site. The 
bowl is the location for the proposed school building. 

In terms of the current layout of the site, the application is effectively divided into 4 
fields, with one potion covering the existing girls school and the remainder consisting 
of natural meadows. A significant number of trees are hedgerows run through the 
centre of the site, the south west field and also along the site periphery. All of the 
trees on the site are protected by a Tree Preservation Order effective from February 
2016. All of the land with the exception of the existing Girl’s school is under the 
ownership of Barnet Council.

The proposed school is located within the wider Barnet Copthall site located between 
the areas of Mill Hill, Hendon and Finchley in the London Borough of Barnet. The 
proposed site sits on the Southern end of the M1 and A1 south of Borehamwood. 
The Barnet Copthall site is a predominately sports focused combination of public and 
private sports based activities which includes;



- Allianz Park (Home of Saracens Rugby Football Club)
- Barnet Copthall Leisure Centre
- Metro Golf Centre
- Mill Hill Rugby Club
- Numerous other outdoor grass sports pitches and pavilion.

2.2 PROPOSED DEVELOPMENT 

Planning Permission is sought for the ‘Demolition of existing Girls school and 
construction of a new combined Boys and Girls school with vehicular access from 
Champions Way including 167 car parking spaces and 220 cycle parking spaces, 
three pedestrian accesses north, east and south of the site, along with associated 
landscaping (including swales), sports and recreational areas and ancillary buildings 
for energy centre and service yard, security gatehouse. School drop-off and pick-up 
space will be set out adjoining land.’

The application site area comprises of 8.67 hectares, providing for a new combined 
school of 6.19 Ha, with the remainder of space to the south and north being 
proposed to be outside the new school fence line, with a pedestrian path provided 
along the southern and along the northern boundaries. 

In terms of the proposed buildings the proposed new school would measure 15,300 
square metres in floor area including all ancillary buildings including security pods x 
4, the proposed energy centre and changing facilities for the community use   this 
comes to 15,574 square metres.

In addition to the above the application proposes sports facilities in the form of a full 
sized flood lit sports pitch, a multi-use games area, a hockey pitch, 3 netball courts 
and 4 tennis courts.

Vehicle Access to the development will be provided via a new accessway from 
Champions Way with 167 car parking provided in the northern central section of the 
site. The application also proposes to use the Mill Hill Rugby Club car park as a child 
drop off facility. Separate access points are provided for girls, staff/visitors and boys 
on the northern frontage of the site fronting Champions Way and another Boys only 
entrance is proposed on the south eastern corner of the site accessed from the 
Great North Road.

3. PLANNING CONSIDERATIONS

3.1 Principle of Development

The National Planning Policy Framework (NPPF) states that planning law requires 
applications for planning permission to be determined in accordance with the 
development plan, unless material considerations indicate otherwise. Development 
that that accords with an up-to-date Local Plan should be approved.

Land Use



The application site and, indeed, the whole Barnet Copthall Leisure complex is
designated Metropolitan Green Belt within which National, Strategic and Local
Planning policies place strict restrictions on the development of land. The land is also 
public open space for which the public have the right of access and enjoyment. The 
area of the site the subject of the current application is also identified as a Site of 
Local Importance for Nature Conservation

Relevant policies are set out in the National Planning Policy Framework (NPPF), 
London Plan Policies 7.16, 7.18 and 7.19 as well as Local Plan Policies CS7 of the 
Core Strategy and DM15 of the Development Management Plan. From the point of 
view of an assessment the impact of the proposal on the Green Belt and Public 
Open Space will be dealt with concurrently along with biodiversity and trees as these 
matters are interrelated. Other planning issues will be dealt with separately. It should 
be noted that all matters for and against a proposal fall into the balancing exercise 
which needs to take place in assessing green belt proposals.

Green Belt – Policy Context

National Policy
In relation to National Policy as outlined in the NPPF sets out government policy and 
guidance in relation to assessing applications within the Green Belt. Key paragraphs 
include the following:

‘(Paragraph 79) The Government attaches great importance to Green Belts. The 
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land 
permanently open; the essential characteristics of Green Belts are their openness 
and their permanence.’

‘(Paragraph 80) Green Belt serves five purposes:
● to check the unrestricted sprawl of large built-up areas;
● to prevent neighbouring towns merging into one another;
● to assist in safeguarding the countryside from encroachment;
● to preserve the setting and special character of historic towns; and
● to assist in urban regeneration, by encouraging the recycling of derelict
and other urban land.’

‘(Paragraph 81) Once Green Belts have been defined, local planning authorities 
should plan positively to enhance the beneficial use of the Green Belt, such as 
looking for opportunities to provide access; to provide opportunities for outdoor sport 
and recreation; to retain and enhance landscapes, visual amenity and biodiversity; or 
to improve damaged and derelict land.’

‘(Paragraph 83) Local planning authorities with Green Belts in their area should 
establish Green Belt boundaries in their Local Plans which set the framework for 
Green Belt and settlement policy. Once established, Green Belt boundaries should 
only be altered in exceptional circumstances, through the preparation or review of 
the Local Plan. At that time, authorities should consider the Green Belt boundaries 
having regard to their intended permanence in the long term, so that they should be 
capable of enduring beyond the plan period.’



‘(Paragraph 85) When defining boundaries, local planning authorities should:
● ensure consistency with the Local Plan strategy for meeting identified
requirements for sustainable development;
● not include land which it is unnecessary to keep permanently open;
● where necessary, identify in their plans areas of ‘safeguarded land’ between the 
urban area and the Green Belt, in order to meet longer-term development needs 
stretching well beyond the plan period;
● make clear that the safeguarded land is not allocated for development at the 
present time. Planning permission for the permanent development of safeguarded 
land should only be granted following a Local Plan review which proposes the 
development;
● satisfy themselves that Green Belt boundaries will not need to be altered at the 
end of the development plan period; and
● define boundaries clearly, using physical features that are readily recognisable 
and likely to be permanent.’

‘(Paragraph 87) 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.’

‘(Paragraph 88) When considering any planning application, local planning 
authorities should ensure that substantial weight is given to any harm to the Green 
Belt. ‘Very special circumstances’ will not exist unless the potential harm to the 
Green Belt by reason of inappropriateness, and any other harm, is clearly 
outweighed by other considerations.’

‘(Paragraph 89) A local planning authority should regard the construction of new 
buildings as inappropriate in Green Belt. Exceptions to this are:
●buildings for agriculture and forestry;
●provision of appropriate facilities for outdoor sport, outdoor recreation and for 
cemeteries, as long as it preserves the openness of the Green Belt and does not 
conflict with the purposes of including land within it;
●the extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building;
●the replacement of a building, provided the new building is in the same use and 
not materially larger than the one it replaces;
●limited infilling in villages, and limited affordable housing for local community 
needs under policies set out in the Local Plan; or
●limited infilling or the partial or complete redevelopment of previously developed 
sites (brownfield land), whether redundant or in continuing use (excluding temporary 
buildings), which would not have a greater impact on the openness of the Green Belt 
and the purpose of including land within it than the existing development.’

Open Space

‘(Paragraph 78) Access to high quality open spaces and opportunities for sport and 
recreation can make an important contribution to the health and well-being of 
communities. Planning policies should be based on robust and up‑to‑date 



assessments of the needs for open space, sports and recreation facilities and 
opportunities for new provision. The assessments should identify specific needs and 
quantitative or qualitative deficits or surpluses of open space, sports and recreational 
facilities in the local area. Information gained from the assessments should be used 
to determine what open space, sports and recreational provision is required. Existing 
open space, sports and recreational buildings and land, including playing fields, 
should not be built on unless:
● an assessment has been undertaken which has clearly shown the open space, 
buildings or land to be surplus to requirements; or 
●the loss resulting from the proposed development would be replaced by equivalent 
or better provision in terms of quantity and quality in a suitable location; or
●the development is for alternative sports and recreational provision, the needs for 
which clearly outweigh the loss.’

Biodiversity

(Paragraph 118) When determining planning applications, local planning authorities 
should aim to conserve and enhance biodiversity by applying the following principles:
●● if significant harm resulting from a development cannot be avoided (through 
locating on an alternative site with less harmful impacts), adequately mitigated, or, as 
a last resort, compensated for, then planning permission should be refused;
●● proposed development on land within or outside a Site of Special Scientific 
Interest likely to have an adverse effect on a Site of Special Scientific Interest (either 
individually or in combination with other developments) should not normally be 
permitted. Where an adverse effect on the site’s notified special interest features is 
likely, an exception should only be made where the benefits of the development, at 
this site, clearly outweigh both the impacts that it is likely to have on the features of 
the site that make it of special scientific interest and any broader impacts on the 
national network of Sites of Special Scientific Interest;
●● development proposals where the primary objective is to conserve or enhance 
biodiversity should be permitted;
●● opportunities to incorporate biodiversity in and around developments should be 
encouraged;
●● planning permission should be refused for development resulting in the loss or 
deterioration of irreplaceable habitats, including ancient woodland and the loss of 
aged or veteran trees found outside ancient woodland, unless the need for, and 
benefits of, the development in that location clearly outweigh the loss; and
●● the following wildlife sites should be given the same protection as European 
sites:
–– potential Special Protection Areas and possible Special Areas of Conservation;
–– listed or proposed Ramsar sites; and
–– sites identified, or required, as compensatory measures for adverse effects on 
European sites, potential Special Protection Areas, possible Special Areas of 
Conservation, and listed or proposed Ramsar sites.

Regional London Plan Policies

Green Belt



Policy 7.16 (Green Belt) of the London Plan advises that:

‘Strategic
A The Mayor strongly supports the current extent of London’s Green
Belt, its extension in appropriate circumstances and its protection from
inappropriate development.

Planning decisions
B The strongest protection should be given to London’s Green Belt, in
accordance with national guidance. Inappropriate development should
be refused, except in very special circumstances. Development will
be supported if it is appropriate and helps secure the objectives of
improving the Green Belt as set out in national guidance.’

Open Space

Policy 7.18 (Protecting Open Space and addressing deficiency) further advises in 
relation to open space that:

‘Strategic
A The Mayor supports the creation of new open space in London to ensure 
satisfactory levels of local provision to address areas of deficiency.
Planning decisions
B The loss of protected open spaces must be resisted unless equivalent or better 
quality provision is made within the local catchment area.
Replacement of one type of open space with another is unacceptable unless an up 
to date needs assessment shows that this would be appropriate.’

Biodiversity

Policy 7.19 (Biodiversity and Access to Nature) 

Strategic
A The Mayor will work with all relevant partners to ensure a proactive approach to 
the protection, enhancement, creation, promotion and management of biodiversity in 
support of the Mayor’s Biodiversity Strategy. This means planning for nature from the 
beginning of the development process and taking opportunities for positive gains for 
nature through the layout, design and materials of development proposals and 
appropriate biodiversity action plans.
B Any proposals promoted or brought forward by the London Plan will not adversely 
affect the integrity of any European site of nature conservation importance (to 
include special areas of conservation (SACs), special protection areas (SPAs), 
Ramsar, proposed and candidate sites) either alone or in combination with other 
plans and projects. Whilst all development proposals must address this policy, it is of 
particular importance when considering the following policies within the London Plan: 
1.1, 2.1-2.17, 3.1, 3.3, 3.7, 5.4A, 5.14, 5.15, 5.17, 5.20, 6.3, 6.9, 7.14, 7.15, 7.25 – 
7.27 and 8.1. Whilst all opportunity and intensification areas must address the policy 
in general, specific locations requiring consideration are referenced in Annex 1.

Planning decisions



C Development Proposals should:
a wherever possible, make a positive contribution to the protection, enhancement, 
creation and management of biodiversity
b prioritise assisting in achieving targets in biodiversity action plans (BAPs), set out 
in Table 7.3, and/or improving access to nature in areas deficient in accessible 
wildlife sites
c not adversely affect the integrity of European sites and be resisted where they 
have significant adverse impact on European or nationally designated sites or on the 
population or conservation status of a protected species or a priority species or 
habitat identified in a UK, London or appropriate regional BAP or borough BAP. D 

On Sites of Importance for Nature Conservation development proposals should:
a give the highest protection to sites with existing or proposed international 
designations1 (SACs, SPAs, Ramsar sites) and national designations2 (SSSIs, 
NNRs) in line with the relevant EU and UK guidance and regulations3
b give strong protection to sites of metropolitan importance for nature conservation 
(SMIs). These are sites jointly identified by the Mayor and boroughs as having 
strategic nature conservation importance
c give sites of borough and local importance for nature conservation the level of 
protection commensurate with their importance.

When considering proposals that would affect directly, indirectly or cumulatively a 
site of recognised nature conservation interest, the following hierarchy will apply:
1 avoid adverse impact to the biodiversity interest
2 minimize impact and seek mitigation
3 only in exceptional cases where the benefits of the proposal clearly outweigh the 
biodiversity impacts, seek appropriate compensation.

Local Plan Policy

Core Strategy

Policy CS7 (Enhancing and protecting Barnet’s open spaces) advises that:

‘In order to maximise the benefits that open spaces can deliver and create a greener 
Barnet we will work with our partners to improve Barnet’s Green Infrastructure.

We will create a greener Barnet by: protecting open spaces, including Green
Belt and Metropolitan Open Land; enhancing open spaces, ensuring positive
management of Green Belt and Metropolitan Open Land to provide improvements in 
overall quality and accessibility; ensuring that the character of green spaces of 
historic significance is protected; meeting increased demand for access to open 
space and opportunities for physical activity, by tackling deficiencies and under 
provision through:

• securing additional on-site open space or other open space improvements in the 
identified growth areas including 8 ha of new provision at Brent Cross– Cricklewood, 
5.5 ha of new provision at Mill Hill East and 5 ha at Colindale



• improving access to open spaces particularly in North and East Finchley and other 
areas of public open space deficiency identified by Map 10. We will seek to improve 
provision in these areas of deficiency with the objective of increasing the area of the 
borough that has access to district and local parks in accordance with the London 
Plan criteria

• securing improvements to open spaces including provision for children’s play, 
sports facilities and better access arrangements, where opportunities arise, from all 
developments that create an additional demand for open space. Standards for new 
provision are set out in DM15 – Green Belt and Open Spaces

• maintaining and improving the greening of the environment through the protection 
of incidental greenspace, trees, hedgerows and watercourses enabling green 
corridors to link Barnet’s rural, urban fringe and urban green spaces • protecting 
existing Sites of Importance for Nature Conservation and working with our partners 
including the London Wildlife Trust to improve protection and enhancement of 
biodiversity in Barnet

• ensuring that development protects existing site ecology and makes the fullest 
contributions to enhancing biodiversity, both through on-site measures and by 
contribution to local biodiversity improvements; and

• enhancing local food production through the protection of allotments and support 
for community food growing including the Mayor’s Capital Growth Initiative.’

Development Management Policy

Policy DM15 Green Belt and Open Spaces advises that:

‘Development proposals in Green Belt are required to comply with the NPPF (paras 
79 to
92). In line with the London Plan the same level of protection given to Green Belt 
land will be
given to Metropolitan Open Land (MOL).
ii. Except in very special circumstances, the council will refuse any development in 
the Green Belt or MOL which is not compatible with their purposes and objectives 
and does not maintain their openness.
iii. The construction of new buildings within the Green Belt or Metropolitan Open 
Land, unless there are very special circumstances, will be inappropriate, except for 
the following purposes:
a. Agriculture, horticulture and woodland;
b. Nature conservation and wildlife use; or
c. Essential facilities for appropriate uses will only be acceptable where they do not 
have an adverse impact on the openness of Green Belt or MOL.
iv. Extensions to buildings in Green Belt or MOL will only be acceptable where they 
do not result in a disproportionate addition over and above the size of the original 
building or an over intensification of the use of the site.
v. The replacement or re-use of buildings will not be permitted where they would 
have an adverse impact on the openness of the area or the purposes of including 
land in Green Belt or MOL.



vi. Development adjacent to Green Belt/MOL should not have a detrimental impact 
on visual amenity and respect the character of its surroundings.
b: Open Spaces
i. Open space will be protected from development. In exceptional circumstances loss 
of open space will be permitted where the following can be satisfied:
a. The development proposal is a small scale ancillary use which supports the use of 
the open space or 
b. Equivalent or better quality open space provision can be made.
Any exception will need to ensure that it does not create further public open space 
deficiency and has no significant impact on biodiversity.

ii. In areas which are identified as deficient in public open space, where the 
development site is appropriate or the opportunity arises the council will expect on 
site provision in line with the standards set out in the supporting text (para 16.3.6).’

Copthall Planning Brief

The Copthall Planning Brief identifies the area the subject of the current application 
as ‘an area of grassland in the south west corner of the site provides access to 
natural greenspace and it should retain that function with no development’. The brief 
also notes that the area is Site for Local importance for Nature Conservation 
advising that ‘the three fields and hedgerows provide a pocked of countryside 
importance locally and are managed to encourage wild flowers. These areas of 
nature conservation importance will enhance the parkland element and the overall 
attractiveness of Copthall as a visitor designation.

Assessment of application against the above policies

The application proposal would not be in accordance with the above policies and the 
proposed use for education is not within the list of appropriate uses outlined in 
Paragraph 89 of the NPPF and it is clear that the development represents 
inappropriate development on green belt land. 

However the application acknowledges this and the applicant’s position is that a 
departure from policy is allowed based on the ‘Very Special Circumstances’ which 
they consider apply to this case.

3.2 Case for the Applicant – Very Special Circumstances.

he applicant has set out five ‘very special circumstances’ which they consider 
justify the proposal. These consist of:
 
The poor existing school provision; 
The need for school places (faith based need and general education need); 
The need for the site area and school size; 
The locational need to stay within the local community; and, 
The lack of any suitable and deliverable alternative sites.- 

The condition of the existing school provision



The applicant in the supporting Design and Access Statement makes the following 
comments in relation to the existing school buildings:

• The condition and facilities of the Boys’ School are quite inadequate in terms of 
building quality and space for the number of pupils. Gleeds published a report in 
2002 and were quite scathing about its overall suitability.

• The sites suffer from under provision of green space and hard play space or no soft 
play/ pitch provision at all.
• Both sites have access issues, which cause problems within the highway network 
and to the adjoining residents. The Holder’s Hill site has limited parking for teachers, 
creating on-street parking issues and the main entrance is located right on a 
junction, which creates a hazard when entering and leaving due to the need to halt at 
the security gates. Page Street, residents have raised issues with the narrow road 
and the periods of drop off of pupils causing congestion, although only for short 
periods. Teachers making unnecessary journeys between the two campuses.
• There are excessive travel patterns between the two sites, particularly by teacher’s 
who have to serve both sites, with movements occurring throughout the school day, 
and also split trips from siblings.
• The buildings are antiquated and in need of modernisation. The educational 
teaching spaces, particularly at the Boys’ School are poor for the specialist spaces 
including Science, DT and Art.
• Insufficient recreational space (instead of green space, the boys have a very 
cramped yard).
• Lack of opportunities for whole school, department and pastoral face-to-face 
meetings.
• Potential health and safety risks.
• The need for specific Jewish education places is growing and this cannot be 
satisfied at the two existing school sites. Indeed both existing school sites are 
deficient in terms of space and facilities for the pupil numbers.

The need for School Places

The applicant in the supporting Environmental Statement makes the following 
comments in relation to pupil demand in relation to Jewish Education Demand with 
particular reference to the Hasmonean.

The Growing Need for Places at Jewish Secondary Schools

Research commissioned by the Partnership for Jewish Schools (PaJeS) and carried 
out by the Institute for Jewish Policy Research (JPR) demonstrates that there will be 
a need to increase school places in Jewish secondary schools in the coming years.

According to the research the number of students in Barnet in Year 6 in 12 key 
Jewish primary schools is predicted to rise from 918 in 2016 to 1193 in 2022. This is 
an increase of over 200 pupils. The graph identifying the increase can be found 
below. Apart from a slight decrease in 2018, there is significant growth anticipated in 
2019, 2020, 2021 and 2022.



It should be noted that the 12 primary schools used in the research do not constitute 
all of the primary schools from which students enter Hasmonean High School or 
other Jewish secondary schools; hence the total number of students entering Jewish 
Secondary Schools will be higher than these numbers suggest.

The Growing Need for Places at Hasmonean High School

The number of applying to enter Year 7 at Hasmonean High School over recent 
years illustrates the increasing need to provide places at the school with the 
following information being provided by Barnet’s Secondary Admissions
Officer in June 2016.

918
973 964

1063
1109
In terms of the origins of children attending Hasmonean, the applicant has provided 
the following table:



i44

Hasmonean High School has a PAN (Pupil Admission Number) of 150 pupils across 
the boys’ and girls’ schools. Due to increasing demand for places at the school, 
Hasmonean has worked with Barnet in recent years to admit more students to the 
school than the PAN. This can be seen in the following table.

It is the applicant’s position that unless Hasmonean High School occupies larger 
premises in future years a significant number of Barnet children and a smaller 



number of Orthodox Jewish children from surrounding areas will not be able to be 
educated in a school which meets their particular faith-based needs.

The need for the site area and school size 

The submitted planning statement acknowledges the need to minimise the 
development in relation to the Green belt while also meet educational standards. 
However the planning statement also advises that strong need in relation to the 
religious ethos of the school to provide for the orthodox Jewish community. This 
means that whilst the schools are co-located, they remain separate schools in terms 
of separating the boys and girls from sharing space. Other specific faith based needs 
are also required to provide further supplementary areas that are needed for a 
school with a religious ethos, for example a place of worship and associated ancillary 
spaces. 

The Planning Statement further advises that while some sharing of space can be 
achieved but there is also a need for additional religious facilities such as areas for 
specialist Jewish studies and a synagogue. The benefits and requirements for the 
co-location of both schools on the same site is to allow: 
 Efficiencies of staffing and timetabling, avoiding staff travelling between the 

two schools; 
 Allowing siblings to travel together to one site; 
 Shared facilities within the two schools of kitchens, stores, preparation areas, 

and staff areas; 
 Sports and recreational facilities which can also be made available for 

community use out of school hours; 
 Combined energy and maintenance facilities for both schools. 

In relation to the site area and school size, the planning statement advises that this is 
due to identified specific educational needs. The planning statement acknowledges 
that the site area is larger, at 8.67 hectares, than general strict operating 
requirements, but this is as a result of the retention within the site of extensive 
mature woodland areas, which is vital to preserve the character of the area and 
green belt and to soften and screen the development. 1.87 hectares of the site is 
retained habitat and the school site contained within 6.19 Ha. 

 In relation to the school floor space this is based on the 1050 plus 350 sixth form 
places, the Gross Internal Floor Area (GIFA) required to deliver the core educational 
offer is calculated as requiring 11,865 – 13,695m2 as set out in Building Bulletin 103. 
Building Bulletin 103 acknowledges that for a school with a religious ethos some 
additional supplementary area may then be required, i.e. a place a worship and 
ancillary spaces but not required for education. This approach has been agreed in 
discussion with the Education Funding Agency. The  additional space takes the 
building up to 15,300 square metres with additional religious facilities as set out in 
the Design and Access Statement. 

Given the character of the Copthall site for sport and recreation direct provision of 
sports facilities and the use of MUGA’s and all weather pitches is included within the 



site area as part of the minimum required. These will also be made available for 
community use outside of the core operating hours.. 

The development site totals 8.3 hectares but takes account of retained habitat and 
tree retention. The 1.87 hectares of woodland retention, reduces the actual 
developed area of the proposed site to 6.43 hectares, and with the further 
introduction of open space and footpaths around the site, the school fenced area is 
some 6.19 Ha. 

In relation to the floorspace of the proposed school, this can be seen in the following 
table.

The locational need to stay within the local community

The supporting documents advise that the applicant considers that the need for the 
new school and the site search needs to be related to local catchment. The 
Hasmonean school is a key element of Barnet overall education provision and the 
pupils reside in two key cluster areas within Barnet namely Hendon and Golders 
Green and Edgware. The location for any new school is therefore very important in 
relation to travel and also identity within the community. 



The applicant considers that it is not realistic to move the whole school out of the 
Borough and away from where the pupils live in sustainability and socio-economic 
terms. 89.13% of students reside within Barnet.

The lack of any suitable and deliverable alternative sites.- 

The applicant’s supporting planning statement advises that  the School Committee 
has been actively searching for sites since 2014. 

The initial original criteria for searching for suitable sites were: 

 Size – a site of approximately 8 ha is required in order to provide the needs 
and facilities for the school in terms of buildings, car parking and associated 
sport and recreation, play areas. 

 Location – Barnet is the ideal target area given the existing pupil catchment 
area. 

 Planning Prospects – sites need to have a reasonable prospect of achieving 
planning consent for D1 use, and address all issues such as highways, 
amenity etc. 

 Availability – The existence of a site does not necessarily mean it is 
deliverable. Sites have to be assessed in terms of ownership, timescales, 
deliverability and whether alternative consents have been granted and extant. 

In 2014 the Former National Institute for Medical Research in Mill Hill was actively 
assessed, including a building inspection. In location terms it was suitable but could 
not come forward for a number of reasons: 

 The layout was unsuitable for educational use and to meet the Hasmonean 
need for separation between boys and girls. 

 The site was available at residential land values with high prospects to 
achieve C3 consent 

 The conversion costs of existing buildings, given their age and condition was 
unviable. 

 The site could not accommodate both schools for 1400 pupils 
 Given the specific local highway network surrounding the site, potential traffic 

flows may not be able to be mitigated. 

The School also looked for sites in relation to: 

 Internet searches on land registers 
 Enquiries to local property agents 
  Drive-by research for sites in Barnet 

 A specific site that was researched in 2015 was whether there was an opportunity 
within the Brent Cross regeneration area. A letter was received from the 
Commissioning Lead Cath Shaw advising that while schools were planned as part of 
the Brent Cross development, they were all proposed as Community Schools and 
there would be no land available for Hasmonean. 



The London SHLAA identifies that large site capacity in Barnet has 67 permissions 
for housing development. Economic land journals provide no availability of sites of 
more than 5 ha. The Planning Statement queries  whether allocated employment 
land is more desirable than a Green Belt Site from a Planning Assessment but does 
not explore this matter further as no allocated employment sites over 5 hectares 
were identified.  

Finally in 2015 the School undertook an exercise of searching various databases 
such as Rightmove; Estates Gazette and Property Registers. These searches for 
sites of a reduced 5 Ha did not result in any available sites being identified.. 

Following this search in 2015 by the project team, specialist property consultants 
Cushman and Wakefield were commissioned to provide a definitive report on sites in 
2016. 

It was agreed during pre- application discussions that as a need for a combined 
school, a size of 5 Ha was a reasonable methodology, as the proposal was now 
down to 6.19 Ha and schools could potentially if sites did become available 
‘squeeze’ into opportunities that arise, given  the scarcity of sites. It was also agreed 
that as the majority of school pupils live within Barnet Borough (89.13%) that the 
school should ideally stay within Barnet, added to which the proposal provides an 
additional two form entry for Barnet. It was also agreed that as there were two clear 
distinct clusters of pupils that the search would be limited to a  5km radius based on 
the location of the current Girl’s School Site. 

The Cushman and Wakefield report assesses sites according to their suitability and 
deliverability against a ‘RAG’ (red, amber and green) assessment against matrix 
criteria. Sites were initially assessed in relation to their suitability to ownership and 
size, with 204 sites in total being identified and assessed. Section 1 assessed sites 
under 5 hectares in size which were discounted. Section 2 assessed sites which 
were over 5 hectares, and narrowed down the search to 5 sites. These five sites 
were North London Business Park; Inglis Barracks, Millbrook Park; Trent Park; 
Former National Institute of Medical Research, Mill Hill; and Watch Tower House. 

It is the applicant’s conclusion that the above demonstrates that there are no suitable 
alternative sites for the proposed school.

3.3 Assessment of Applicant’s ‘Very Special Circumstances.

It is necessary for the Council to assess the applicant’s identified ‘very special 
circumstances’, from the point of view of this assessment, each of the stated ‘very 
special circumstances will be addressed in turn.

The condition of the existing school provision

The comments from the education service do not assess or discuss the quality of the 
existing school buildings. 



The planning documentation and the consultation responses which have been 
received do suggest that the main problems concern the current boys’ school site. In 
particular the lack of space and the absence of adequate facilities for outdoor play 
with students having to be bussed out for this purpose. Against this it is noted that no 
evidence has been provided that the building has failed any statutory inspection as 
being unfit for purpose. Also it is noted that the absence of soft playing fields on site 
is not unusual or unique in London. In relation to the stated problems with regards to 
traffic access issues and lack of parking for staff, this applies to a large number of 
schools in London and are not considered as a significant failing.  

In relation to the girl’s school site, this currently has both hard and soft playing 
facilities along with indoor recreational space. The main criticism of this site is that 
the building was originally built in the 1970’s and has been subsequently added to on 
an ad hoc basis, and that the outdoor play facilities could do with expansion and 
improvement. Issues concerning staff parking and access were also raised. All of 
these factors are common to other schools and are not considered to represent a 
major failing.

Overall it is considered that moderate weight can be given to the condition of the 
current boys’ school site and low weight to the condition of the girls site. 

A final point made was in regards to the lack of capacity of the school sites to 
expand, this matter is explored and discussed in the next section.

The need for school places 
 

Section 14 of the Education Act 1996 (the 1996 Act) places a general duty on local 
authorities to secure sufficient schools for providing primary and secondary 
education for their area. Schools available will be sufficient is they are sufficient in 
number, character and equipment to provide all pupils with appropriate education. 
Subsection (3A) requires a local authority to exercise its functions under this section 
with a view to securing diversity in the provision of schools and increasing 
opportunities for parental choice.

In relation to planning law Paragraph 72 of the NPPF advises that:

‘The Government attaches great importance to ensuring that a sufficient

choice of school places is available to meet the needs of existing and new

communities. Local planning authorities should take a proactive, positive and

collaborative approach to meeting this requirement, and to development that

will widen choice in education. They should:

 Give great weight to the need to create, expand or alter schools; and
 Work with schools promoters to identify and resolve key planning issues
before applications are submitted.’



In terms of regional guidance London Plan Policy 3.18 advises that:

‘Policy

A  The Mayor will support provision of childcare, primary and secondary school, and 
further and higher education facilities adequate to meet the demands of a growing 
and changing population and to enable greater educational choice, including in parts 
of London with poor educational performance.

B  The Mayor strongly supports the establishment of new schools, including free 
schools and opportunities to enable local people and communities to do this.

Planning decisions

C  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.  Proposals which result in the net loss of education facilities 
should be resisted, unless it can be demonstrated that there is no ongoing or future 
demand.

D  In particular, proposals for new schools, including free 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 and which cannot be addressed through the appropriate use of planning 
conditions or obligations.

E  Development proposals which maximise the extended or multiple use of 
educational facilities for community or recreational use should be encouraged.

F  Development proposals that encourage co-location of services between schools 
and colleges and other provision should be encouraged in order to maximise land 
use, reduce costs and develop the extended school or college’s offer. On-site or off-
site sharing of services between schools and colleges should be supported.

G  Development proposals that co-locate schools with housing should be 
encouraged in order to maximise land use and reduce costs.’

In terms of local Policy. Policy DM13 advises in relation to new community or 
educational uses that:

‘New community or educational uses should be located where they are accessible by 
public transport, walking and cycling, preferably in town centres or local centres. 
New community or educational uses should ensure that there is no significant impact 
on the free flow of traffic and road safety. New community or educational uses will be 
expected to protect the amenity of residential properties.’



What can be seen from the above is that the starting point in addressing weight to 
the need for school places is to attach high degree of weight to the need to ‘create, 
expand or alter schools’. That does not necessarily mean that this is the eventual 
weight which should be attached to this consideration and an assessment needs to 
be made on the school needs identified by the applicant, cross referenced with the 
objective advice received from the Borough’s education officers.

Firstly in relation to general educational need which has the highest importance due 
to the statutory requirement of Local Authorities to secure sufficient schools for their 
area, the advice which has been received suggests that while there is currently a 
projected shortage of spaces at secondary school level this gap in capacity is 
already planned to be filled by a mixture of expanded existing schools, bulge classes 
and new free schools which are currently being planned in the pipeline. While this 
suggests that a low weight should be attached to this ground particularly as it is the 
additionality i.e. the 2 form extension which is relevant rather than the school as a 
whole, given that the schemes in question would be subject to Planning it is 
considered that the weight should be increased to mid. 
 
In relation to meeting the parental preference for an education with a Jewish ethos, it 
is noted that the advice from the education service is that the council is seeking to 
maintain a diversity of provision through the expansion of a range of faith-based 
provision including up to two additional forms of entry providing education with a 
Jewish ethos. This would suggest that the expanded school would meet this 
strategy. However account needs to be taken of the capacity and expansion plans of 
other Jewish schools in Barnet and the wider North London/ Hertfordshire area. 
However account needs to be taken of the capacity and expansion plans of other 
Jewish schools in Barnet and the wider North London/ Hertfordshire area. In this 
regard it is noted that the Jewish Chronicle on the 30th January 2017 announced 
JCoSS school in the London of Borough of Barnet and JfS in the London Borough of 
Brent are intending to provide an additional form of entry providing extra spaces for 
60 children for the 2017-18 school year.

It is noted that JfS school is not in the borough however a significant number of 
Barnet children attend this school and as such is relevant to take into account. It is 
also worth noting that parental demand for Jewish education is not limited to Barnet 
and schools outside of the borough are to be taken into account then demand 
outside the borough also needs to be assessed as that effects the capacity of these 
schools to take additional Barnet children.

Research by the Partnerships for Jewish Schools in July 2016 concluded that there 
was a shortage of at least 90 places in the four mainstream state-aided Jewish high 
schools which consist of Hasmonean, JCoSS, JFS and Yavneh College.

The above research would suggest that in terms of parental demand versus capacity 
there is still at least a 1 form shortfall after taking into account other Jewish school 
proposals in the locality. 

In assessing the weight which should be attached to this shortfall in the context of 
the current application, account needs to be taken of the capacity of the existing 
school sites to accommodate an expansion. In relation to the boys school site it is 



accepted that there is limited opportunities to provide any additional accommodation 
on the site. However in relation to the girl’s school site there are considered to be 
more opportunities for expansion, with the school having been expanded at various 
times in the past with a mixture of single, two storey and three storey building’s on 
the site. While any planning application would be subject to a green belt assessment, 
from a green belt sequential preference assessment a limited development on an 
existing enclosed school site would be preferable to a new school being constructed 
on adjoining open space.

In relation to other Jewish school proposals it is worth noting that two new free 
schools Kavanah and Barkai colleges had their funding bids rejected by the 
Department for Education in December 2016. One of the reasons offered for the 
rejection was due to the proportion of Jewish study proposed which was considered 
disproportionate. While these applications were refused both colleges have said that 
they will examine the reasons for refusal with the aim of reapplying next year.

Overall in conclusion based on the above assessment it is considered that the 
justification for the proposed Hasmonean High School should be attached a mid 
weight based on the additional provision being provided at other Jewish schools, the 
potential of further expansion of the girl’s school site and other potential sources of 
provision which may come forward in the future.

In relation to the final issue concerning specific demand at the Hasmonean High 
School which is not met at other Jewish schools, namely due to the fact that the 
other identified schools are mixed teaching boys and girls in the same lessons and 
sharing facilities. The comments which have been received from the education 
service  include data in regards to school applications in regards to all schools in the 
Barnet area.

This information shows that there are more first and any preference applications than 
there are spaces at the school and that this demand has increased in the last three 
years with a particular spike in the current year’s application. It is noted that this in 
itself does not appear particularly unusual as other schools rated as outstanding also 
have demand outstripping supply.

What this data doesn’t show and indeed can’t is the specific reasons why parents 
apply to this school i.e. is it due to its policy of educating girls and boys separately, or 
is it due to the Hasmonean High School being rated an outstanding school. Also in 
relation to the applications made in the last year the spike in applications might to 
some extent have been influenced by the current plans for the Hasmonean High 
School as the plans of the proposed new school building have been on the school’s 
website since April 2016.

In terms of the weight to be attached to the specific demands for the Hasmonean 
High School, it is similarly considered that a mid weight should be attached in this 
regard.

Finally in relation to the contribution which the old Holders Hill site would make to 
educational need. Advice provided by education suggests that this could be used as 
either a primary school or as a special needs school. No data has been provided in 



relation to demand for these types of school, although previous advice which has 
been provided by the education department suggests that primary demand has 
broadly now been met by a combination of new schools and school expansions. As 
such it is considered that a low weight should be attached in this regard.

The need for the site area and school size; 

In relation to the proposed site area, the advice which has been received from the 
education service is that the school site area accords with the minimum and 
maximum standards as set out in building bulletin 103. However the comments also 
note that it is actually fairly unusual for new schools in Barnet to fully accord with 
these standards and many new schools are proposed and planned on significantly 
smaller sites. In relation to the layout of the proposed school, the school has been 
pulled off slightly from the southern boundary to provide a footpath and along the 
northern boundary however the site coverage of buildings and formal sports facilities 
is still fairly large in comparison with other schools which have been recently 
constructed. Part of the reason for this is due to the design and layout of the site 
being designed in such a way is to ensure that there are no opportunities for mixing 
between boys and girls. Sharing of sports facilities were discounted by the applicant, 
due to the possibility of ‘potential visual or physical contact’ between the sexes.

It is difficult to assess the weight which should be attached to the above justification, 
as it relates to the religious beliefs of a section of the Orthodox Jewish Community 
rather than any planning or educational purposes. In terms of equalities legislation 
account needs to be taken of the differing ethnic and religious needs which underpin 
the diversity of modern Britain. However this does not negate the need for proposals 
to comply with other policies such in this case the need to protect the green belt.

In relation to the proposed footprint of the buildings, the total floorspace provided at 
15,300 sq.m exceeds the maximum standards contained within building bulletin 103. 
The justification provided for this is partly due to the religious needs of the school i.e. 
the inclusion of the synagogue and building bulletin 103 does state that additional 
space may be required for a faith school, along with the necessary security pods 
along with the community changing facilities and energy centre. 

It is also noted that the stated figures in the Planning Statement in regards to the 
required figures to provide for education purposes i.e. 11,865 – 13,695m2, accord 
with the required figures for two schools within the Academy trust (a boys school and 
a girls school) rather than the current single co-educational Academy. This matter is 
mentioned in passing in the Design and Access Statement concerning discussions 
with Ofsted regarding establishing two separate schools, a school for girls and a 
school for boys but is not explicitly referred to in the application submission which 
simply refers to erection of new combined boys and girls school. The comments 
received from the education service confirms that it is the understanding of the 
service that the school has been advised by the Regional Schools Commissioner to 
implement this arrangement in order to continue to provide separate education and 
recreational facilities for girls and boys. This matters in so far as it relates to the need 
for both the boys site to be located on the same site, as the argument for two 
academies to be located adjoining each other is different to the argument concerning 
the desirability of a currently split school to be united on the same site.



In relation to the other justification which has been provided concerning the need for 
the boys and the girls buildings to be provided on the same site, these concern: the 
cost savings which will occur to the school as a result of shared staff facilities and 
building costs; the ease of staff who teach at both  sites to travel between the two 
sites; the potential for money to be earned by the school as a result of having new 
purpose built sports facilities; the ease of parents of both boys and girls in relation to 
drop off and pick up and the ability to hold whole school events.

In terms of the officer assessment of the above, it is noted that the Hasmonean High 
School has managed to operate on two separate sites since the foundation of the 
boys’ school in 1929 and the girls’ school in 1936. It is also noted that the two 
schools only become a joined single enterprise in 1984. The majority of the issues 
concern management issues for the school and are considered to have a low weight 
in regards to an assessment of special circumstances. The issue regarding ease of 
parental drop off is similarly considered to have a low weight for various reasons. 
These include the lack of need for parent’s to drop off secondary school pupils and 
indeed school travel plans normally seek to reduce this, the differing start and finish 
times proposed at the new school site for boys and girls, and the relatively close 
distance in any event between the current girls site and boys site on the opposite 
ends of the Copthall Sports Ground/ Hendon Golf Club green space. 

Overall in conclusion regarding to the proposed site area and school size, Council 
officers are not convinced regarding the need for the two school sites to be conjoined 
on the same site, this has ramifications in regards to the justification of the school 
being located on the current site due to the absence of other suitable sites.

The locational need to stay within the local community 

There is no objection in principle to the desire to remain within the London Borough 
of Barnet. Although account needs to be taken of other Jewish schools which are 
located outside Barnet’s boundaries which are attended by Barnet pupils such as 
JFS in Brent and Yavneh school in Borehamwood. It is also noted that it is not 
unusual for pupils to travel further to attend faith schools than it is to attend 
mainstream schools as can be illustrated by the current provision of a minibus 
transporting children from Stamford Hill to the current Hasmonean High School. 

In terms of the site search area identified, while the Mill Hill Copthall site is located 
equal distance from the main population centres in Edgware and Hendon/ Golders 
Green, this does not necessarily mean that this is the most desirable location, as 
locating in one of the two centres would result in half the pupils being able to walk to 
school with the other group having to travel slightly further on the same bus network 
or in the shared minibuses which the applicant is proposing under this application. 
Nevertheless both of these centres were included in the site search area so it is not 
necessary to consider in any greater detail.

The lack of any suitable and deliverable alternative sites



In relation to the evidence submitted in relation to the search for alternative sites, 
while the overall approach is considered sound, Council Officers have several 
concerns with the methodology and conclusions of the report which are as follows: 

The approach of only considering sites for a combined Boys’ and Girls’ School, as 
mentioned above Council Officers are not convinced that the applicant has fully 
explored options in this regard and are not convinced regarding the need for the 
boy’s and the girl’s schools to be combined onto a single site. This matter has also 
been raised by members of the Public and also the GLA.

The effect of this is that the site search is effectively limited to larger sites capable of 
accommodating a combined school of 1400 pupils, with specific needs in terms of 
site identification in so far as how easily they can be segregated by gender. In 
comparison a site search for a 700 space boys’ school with no specific need to 
design in a segregated arrangement would increase the number of potential sites 
which would be available.

Another issue which Council Officers have with the alternative site search, is the fact 
that many of the sites contained within section 2 are identified as parks and open 
spaces including Golders Hill Park, Victoria Park, Oakhill Park, King George Fields 
and Mill Hill amongst many others. The Constraints challenges section advises that 
‘this site is a local/ district park and will be afforded protection under planning policy.’ 
These sites are all marked as red under planning and site acquisition. While Council 
Officers do not disagree with this assessment, it does raise the question concerning 
why the Copthall Site was not similarly excluded from the list of available sites.

The final issue concerns the assessment of the five remaining sites. It is accepted 
that 4 out of the 5 sites currently either benefit from planning consent or  are subject 
to a current application and as such would be unlikely to be amended at this stage to 
include the Hasmonean High School particularly as two of the sites incorporate 
schools as part of their proposals. However the final site identified Watch Tower 
House has only recently been put out to tender. The Cushman and Wakefield report 
excludes this site for three reasons. Firstly that the site would be subject to planning 
constraints due to its location within a Conservation Area and partly within the green 
belt, secondly due to the additional work which would be required to provide a 
segregated school on the site and thirdly due to the potential cost of the site due to 
house builders likely to be also interested in this portion of land.

In relation to the first point, location with a conservation area does not preclude 
development and sequentially would be preferable to a green belt site and in relation 
to overall planning policy a previously developed site is always considered preferable 
to a greenfield greenbelt site.  The Green Belt area is in any event limited to the 
open field section to the west of the site, and it would be fairly logical to limit built 
development to the eastern part, with the western part used as playing fields.

In relation to the second and third points virtually all brownfield sites measuring over 
5 hectares in area are likely to be of interest to other potential purchasers and would 
likely to involve additional work and cost more money in comparison with a 
greenfield greenbelt site. In relation to other schools which have been built in the 
borough, support from other bodies such as the EFA in order to raise the additional 



funds, or have been required in conjunction with larger schemes to be provided by a 
developer as part of the comprehensives such this logic would apply to any 
application for any non-residential use anywhere in the borough and as such is not in 
itself considered sufficient grounds to exclude a site from consideration. 

Finally it is worth noting that the Cushman and Wakefield Report is dated September 
2016, and the preamble to the document advises that they were employed in order 
to provide an Environmental Statement addendum for the proposal, rather than to 
help the applicant’s find alternative sites. This can be seen from some aspects of the 
report which described the NIMR site as suitable, while the statement from the 
applicant concerning discounting NIMR because the site was too small, the difficulty 
in providing a school in the form that they want in this location and due to the interest 
from residential developers.

3.4 Impact of Proposal on Green Belt, Open Space, Trees and Biodiversity 
(Applicant’s case)

The applicant in their supporting statement in regards to the criteria set out in 
paragraph 80 and 81 of the NPPF as outlined in the Policy section above.

Checking the unrestricted sprawl of large built up areas. 

The applicant considers that while designated as Green Belt, the area is a sporting 
hub and is already effectively surrounded by urban development. It is a local green 
sporting area for surrounding residents. There is no clear existing wider strategic 
Green gap or linkage to countryside which it contributes to. 

The applicant therefore considers that Sprawl will therefore not result from the 
development, rather the proposal will result in the loss of urban fringe land but 
effectively round off existing limits of development around the existing Girls School in 
relation to Page Street and The Great North Way. 

In conclusion the applicant considers that development of the site will result in 
Negligible to Minor harm to the purpose of preventing sprawl, with significant open 
land still retained immediately adjacent the existing boundaries. 

Prevent neighbouring towns merging 

The applicant considers that the development of this site will not merge Harrow / 
Edgware with Barnet. And that significant open space will be retained between 
existing limits of development. In conclusion the applicant considers that there is 
Negligible to Minor harm from the development in relation to merging Edgware to 
Barnet, it is a one-off specific use, similar to other existing buildings within the Green 
belt and in terms of scale and size and does not give a sense of merging the two 
urban areas together. The applicant considers that the main impression of the open 
gap between the towns is maintained from Champions Way and from the A1. The 
development will be well screened form these views and planting can ensure that the 
buildings will not be highly visible in the Green Belt.



Safeguard the countryside from encroachment 

The applicant considers that the development site does not have the character of 
open countryside. The applicant considers that it is an existing urban fringe site 
experienced in association with adjoining residential areas and sports development.

The applicant considers that there will be Negligible to Minor harm given the existing 
access road into the site due to there being an element of previous brown field 
activity taking place on site with the existing Girls School. The applicant further 
considers that mitigation included in the form of extensive boundary planting ensure 
that the visual impact is reduced. 

Preserve the special character and setting of historic towns 
The applicant considers this purpose is not applicable to this site or development 
proposal because the land is not designated as any special character and is not part 
of any historic towns or its setting. 

Assisting urban regeneration, by encouraging the recycling of derelict and 
other urban land. 

The applicant considers that the scheme will allow the recycling of urban land with 
re-use of the existing Boys school for other educational provision. The replacement 
school is a bespoke use and development within the Green Belt as a consolidation 
with the existing Girls school is not considered by the applicant be a precedent for 
other forms of development in the Green belt, such as housing pressure. The 
applicant considers that there would be neutral harm to this purpose. The applicant 
further considers that due to the release of the existing Boys school to the Council as 
part of the scheme to deliver further educational / community facilities, the overall 
impact is considered by the applicant as a minor benefit.

Openness of the Green belt 

The applicant acknowledges that there will be adverse harm to the impact upon 
openness by the introduction of new larger buildings within the Green Belt, access, 
parking areas and play areas with fencing and lighting.  However the applicant 
considers that this can be fully mitigated by sensitive screening and planting and  
also through the design and positioning of the facility which proposes the buildings 
are set down within the existing ‘bowl’ topography of the site. 

The applicant further considers that the site is not particularly ‘open’ at present. 
Whilst it is not built on, it is heavily screened with planting and views into it are 
already restricted (see Chapter 7 for detailed Landscape visual impact analysis). The 
development has been designed to sit within the land form profile of a ‘bowl’ to 
minimise impact within a campus style parkland setting. 

In summary the applicant maintains that in relation to the impact of the proposal on 
openness is reduced due to the following reasons.



 The site is within a bowl, with the existing Girls School virtually hidden from 
view. 

 The site has extensive existing mature boundary planting, with the open 
pockets enclosed. 

 To the south the site is bounded by existing rear gardens with no public views 
and an elevated urban highway. 

 There is extensive mature planting along Page Street, restricting views into 
the area. 

  The site is at the very end of the south of the Green Belt designation.
  The proposals have been amended following consultation to remove the 

nursery building and introduce more retained open land around the school 
fence boundary and provide new public footpaths around the whole site for 
informal open space use, e.g. dog walking, rambling etc. 

 Built form has been reduced and kept to a minimum within the site. 

In conclusion the applicant considers that the harm to the Green Belt has to be 
outweighed by the development which in their view is considered to be:

Type of Impact Assessment of harm
Sprawl of built-up area. Negligible to Minor 
Prevent towns merging. Negligible to Minor 
Safeguarding the countryside. Negligible to Minor 
Preserve character & setting 
of historic towns. 

Not applicable 

Assist urban regeneration. Minor Benefit 

The impact of the development in terms of sport and recreation, and open 
space. 

The existing site provides for three pockets of informal open space, divided by 
extensive tree boundaries. There are permissive paths through the site, but there are 
no formal facilities of any kind. 

In order to inform an assessment of the use of the existing open space forming the 
development site, two 12 hour surveys were initiated by Peter Brett Associates. 
These were based on three entrance points to the existing informal open space: the 
entrance off Page Street, the entrance off Champions Way and the entrance at the 
south from the linkage to the Great North Way (see screenshot below)

The first survey was undertaken in mid November 2015 and covered a 12 hour 
period from 07.00 a.m. to 19.00 p.m. 



A second survey was undertaken in June 2016, to compare usage patterns in the 
summer to the winter



The surveys covered data on pedestrians and cyclists using the site and moving 
through and the results even in summer show very low activity and use of the site. 
The conclusion derived by the applicant is that as a leisure, sport, open space 
resource its value is low compared to more formal parks such as Sunny Hill Park and 
the sporting pitches of Copthall. 

The applicant considers that whilst policy would seek to protect the loss of open 
space, the other material considerations are the educational need and very special 
circumstance case, but also specific benefits of mitigation. 

The main mitigation measures that have been incorporated into the scheme are: 
 0.32 ha of the existing Girls school site will become outside the school fence 

and be publically accessible on the northern boundary of Champions Way. 
 2.08 Ha of open space, woodland and footpaths are retained around the new 

school, to compensate for the 2.67 Ha loss of existing pockets. 
 The new school will retain substantial tree planting, be visually screened 

within a parkland setting to respect the Green Belt and open character of the 
site



 The new school sports facilities will be available out of school hours for 
community use to offset the loss of open space through the Community Use 
Agreement

 Access through the site to Page Street in a southern landscaped corridor is 
retained. Footpath access is improved from Great North Way and a new off 
road segregated woodland footpath is provided along the northern frontage to 
Champions Way. Full permeability around the site linking adjoining residential 
areas to the Copthall area is retained and enhanced.

The applicant concludes that whilst the loss of open space is contrary to policy CS7 
the material considerations of the need, educational provision, alternative sporting 
provision and mitigation can outweigh the harm of the development when taking all 
factors into account.

The impact of the development upon trees, ecology and the biodiversity of the 
site and wildlife. 

The assessment by the applicant on the impact of the proposal in relation to the 
above appears to differ significantly between the applicant’s Planning Statement and 
their own arboricultural and ecology reports contained within their Environmental 
Statement.

From the point of view of this section, which relates to the applicant’s case reference 
will be taken from the Planning Statement. A cross reference to what is stated in the 
Environment Statement is outlined in the officer assessment of the proposal below.

 The Planning Statement advises that the site is identified as a SLINC and there are 
clearly valuable trees and hedgerows on the site, however, the three informal 
pockets are regularly mown and are not left to meadow. 

In respect of flora and fauna and wildlife the findings of the pre-application surveys 
show that there is no evidence of protected species on site. This may be due to the 
urban fringe location and the activity of the adjoining sports fields. 

The proposal, whilst removing a large element of the SLINC resource will however 
retain the significant belts of trees and retain the character of enclosure and 
boundary planting. Indeed, significant new planting will come forward on the 
boundaries and especially along Page Street and the northern corner will result in 
retained biodiversity within the site, along with proposals for bird and bat boxes, 
educational wildlife gardens and ongoing management. 

The site is known as Copthall South Fields SLINC and is of local importance within 
the hierarchy, distinguishing it from sites of borough or metropolitan importance. The 
impact therefore is only of local significance. 

The development is not contrary to policy DM16 in relation to creating biodiversity by 
the scheme planting, management plan and mitigation measures which include: 

 The creation of a green roof on the building 



 0.7ha of native woodland, tree and shrub, 0.2 ha of amenity planting and the 
creation of 0.2ha wildflower grassland using species rich meadow mix 

 Enhanced sustainable drainage features 
 Ecological lighting strategy 
 Provision of bird and bat boxes 
 Creation of deadwood piles for hedgehogs and invertebrates and hedgehog 

passes under fences. 
 A Biodiversity Enhancement Plan Strategy is included within the ES Appendix 

8.9 which would conditioned to be delivered with an approval.

The applicant acknowledges that compliance with 7.19E of the London Plan cannot 
be achieved in that there will be a permanent reduction of the SLINC semi-improved 
grassland and whilst there is some replacement woodland and grassland habitats on 
site, there is a residual loss of 1.2ha woodland and 3 ha of grassland. 

The applicant considers however that  an exceptional case in terms of educational 
need for the development and the benefits of the educational and sporting facilities 
along with the informal open space retained around the site is an exceptional case 
that outweighs the biodiversity impacts as set out in Policy 7.19E (3) of the London 
Plan. 

Specifically, in relation to the loss of trees within the site, the applicant advises that 
the majority of the existing hedgerows are retained within the scheme, with specific 
enhancement to the site’s western boundary with additional tree and hedgerow 
planting. 

In relation to trees the applicant advises that the proposed development will 
necessitate the removal of a significant number of existing trees within the site, the 
majority of which will be internal field boundaries to the south west quadrant of the 
site. Trees to be removed are
 
A grade – 2 trees and 1 group 
B grade – 11 trees and parts of woodland and groups 
C grade – 6 trees and parts of 8 groups. 

The applicant advises that it is not possible to give exact numbers of trees to be 
removed as many are set within woodland blocks. However, a large number of 
replacement trees will be planted throughout the development as both amenity 
planting and woodland belts, the most notable being the band of woodland to the 
site’s southern boundary. The overall trees to be planted have been quantified as 
just over 800 trees, ranging in size from semi-mature to extra heavy standards and 
feathers. 

The applicant considers that the adverse harm of the loss of existing trees is 
mitigated by replacement planting and the harm will reduce over time as the new 
planting matures. Trees are a long term resource and therefore the ability to 
replenish and extend the existing stock is important and will provide a more diverse 
age structure.



3.5 Impact of Proposal on Green Belt, Open Space, Trees and Biodiversity 
(Council Assessment and response to Applicant’s Case)

Green Belt

The preamble to Chapter 12 of the Core Strategy has the following to say in relation 
to Barnet’s Green Belt. 

‘Barnet is one of the greenest boroughs in London with 28% of its area designated 
as Green Belt (2,466 ha) and 8% as Metropolitan Open Land (MOL) (690 ha). Barnet 
has over 200 parks and open spaces covering 848 hectares and 67 sites of nature 
conservation importance plus a site of special scientific interest at Welsh Harp 
Reservoir. There are 1192 ha of public open space in Barnet covering 14% of the 
borough. This includes those parts of Green Belt and MOL which are accessible to 
the public.

The Sustainable Community Strategy highlights the importance of Barnet’s green 
open spaces and that we all want to live in an attractive, clean and green 
environment. Our open spaces and outdoor sports and recreational facilities are an 
important element of the borough’s character and careful protection of these assets 
is fundamental to delivering the spatial vision.’ 

The above shows the importance which the Council places on Barnet’s Green 
spaces and the importance of them in shaping Barnet as the place it is as can be 
seen from the following Wikipedia Entry in relation to the London Borough of Barnet 
and its Green Spaces.

‘The London Borough of Barnet, on the northern outskirts of London, is mainly 
residential, but it has large areas of green space and farmland. The spread of 
suburban development into the countryside was halted by the designation of a 
statutory Green Belt around London after the Second World War, and almost one 
third of Barnet's area of 8,663 hectares (21,410 acres) is Green Belt. Without this 
control, Barnet would be very different today, and this list of nature reserves would 
be much shorter.’    

In relation to the applicant’s assessment of the proposal against the criteria of the 
NPPF as set out in policies 79 – 80 of the NPPF. It is noted however that the Courts 
have held that the policies in the NPPF should not be read in isolation and in relation 
to green belt policy should take note and pay regards to the entirety of the Green 
Belt section of the NPPF namely Paragraphs 79-92.

Checking the unrestricted sprawl of large built up areas. 
The applicant appears to question the basis of inclusion of this land within the 
Metropolitan Green Belt. In this regard it is noted that the land is Green Belt and in 
accordance with Paragraph 83 of the NPPF should ‘only be altered in exceptional 
circumstances, through the preparation or review of the Local Plan’. It is noted that 
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the Green Belt designation has existed for more than 50  years. During this time 
various Local Plans have been produced which would have had to be examined by 
an Inspector. The fact that this land is still Green Belt is testament to the fact that the 
land is correctly protected.

It is also important to look at the statement by the applicant ‘that there are is no wider 
strategic gap or linkage to countryside which it contributes to’. An examination of the 
UDP proposals map shows the provision of a wide area of open space running 
through the centre of the borough running from the application site north through to 
the borough boundary with Hertfordshire. This can be illustrated by the google 
satellite images of the site, which show that while there is a short gap in the form of 
Page Street and a few houses, green space quickly appears again to the north in the 
form of Arrandene Open Space and Mill Hill connected in turn to the wide swaths of 
greenspace to the north of the Ridgeway including the upper stretches of Folly Brook 
and through that to Totteridge Comment and beyond. The fact that there a limited 
gaps of development within this chain in the form of roads and houses is not unusual 
given that the site is located within a Metropolitan Area and does not alter the 
fundamental strategic nature of Barnet’s open space network.

In terms of separation of built up areas, while Barnet’s Green Belt and indeed Green 
Belt throughout the wider London area does not separate towns in the form of self-
governing tendencies, this is due to the nature of London as a series of villages 
which gradually merged into each other. The retention of green spaces within parts 
of outer London do however help to maintain the individual character of individual 
settlements allowing former villages in Barnet particularly those adjoining green 
spaces retain part of their former village atmosphere.

The applicant also considers that sprawl would not result from the development and 
that the proposal would lose urban fringe land and effectively round off the existing 
girls school.

In relation to the applicant’s description of the site as ‘urban fringe land’, there is no 
mention of any concept of ‘urban fringe’ in the NPPF. The only reference to ‘urban 
fringe’ in the London Plan is the following section of Policy 2.18 of the London Plan.

‘in London’s urban fringe support, through appropriate initiatives, the vision of 
creating and protecting an extensive and valued recreational landscape of well-
connected and accessible countryside around London for both people and wildlife’

It is considered that the current management of the space as an area of natural 
landscape would accord with the aspirations of this policy.

The applicant also advises that they consider the development rounding off of the 
girl’s school and is therefore considered acceptable. Notwithstanding the fact that the 
development goes well beyond what could be considered ‘rounding off’ it is 
considered that the concept of this is not appropriate due to the fact that in the 
context of the Copthall Leisure complex, it is the existing school which is out of place 
with the rest of the landscape, rather than the open space being out of place due to 



the school, as such any expansion of the school would result in the encroachment of 
the built form into currently open area contrary to the provisions of the NPPF.

In conclusion the Council considers that the application would be contrary to this aim 
of green belt policy.

Prevent neighbouring towns merging 
The principle conclusion of the applicant is that due to the remaining size of the 
wider Copthall Estate and due to the screening of the site, the proposal would result 
in limited harm.

Council Officers are concerned about the implications of the applicant’s line of 
argument in relation to the quantity of green space which remains. The whole 
principle underlining the introduction of the Green Belt in the 1947 Town and Country 
Planning Act was to prevent death by a thousand cuts to the countryside surrounding 
the built environment. Copthall is categorised as a district park, which is defined as a 
park exceeding 20 hectares in size, so of course there will be significant space 
remaining but that doesn’t make a proposal acceptable.

In conclusion while the development would not in itself result in the merging of 
neighbouring towns the Council is concerned about the principle of piecemeal 
destruction and as such would consider the application contrary to this aim of green 
belt policy although to a lesser degree than the grounds above.

Safeguard the countryside from encroachment 
The applicant’s position outlined above is that the site does not have the character of 
open countryside, is urban fringe and due to the existing presence of a brownfield 
element of the school and due to the mitigation measures proposed is acceptable.

The report has already commented in relation to the applicant’s reference to urban 
fringe and the existing presence of the girl’s school as a justification for further 
expansion and does not need to address these issues again. 

In relation to the applicant’s assertion that the site does not have the character of 
open countryside, this does not accord with the description of this area in the 
Copthall Planning Brief or the assessment of the London Ecology Unit which 
provided the study which identified nature conservation areas in Barnet which were 
included in the 1996 UDP. The description of the LCU of the Copthall South Fields 
described this area as "a surprisingly rural quality", even though they lie alongside 
the A1 road. The hedgerow trees are oak, ash and field maple, and the fields contain 
flowers typical of clay grassland, such as meadow vetchling, meadow buttercup and 
common sorrel”.

In relation to the final comment by the applicant regarding the role of mitigation in the 
form of retained boundary treatment, the primary meaning of encroachment is loss of 
land not visibility. The development of the site involving the permanent loss of 3.8 
hectares would be clearly contrary to the purposes of the Green Belt in this regards.

Preserve the special character and setting of historic towns 
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It is agreed that this aspect of Green Belt Policy does not apply to this proposal

Assisting urban regeneration, by encouraging the recycling of derelict and 
other urban land. 

The applicant’s position that the proposal would assist urban regeneration by making 
the boys school available for reuse takes the complete opposite meaning of the 
actual intent of this purpose of the NPPF in this regard and would mean for example 
a factory or office leaving their former premises to the Countryside would accord with 
this policy . The actual meaning of the policy is that development should be carried 
out on brownfield land, which is due to its nature more expensive to development 
than greenfield sites. As the proposal involves the partial departure from an existing 
brownfield site to a greenbelt site the proposal would be contrary to this aim of the 
NPPF.

Purpose of Green Belt Policy

As mentioned above the NPPF defines ‘The fundamental aim of Green Belt policy is 
to prevent urban sprawl by keeping land permanently open; the essential 
characteristics of Green Belts are their openness and their permanence.

Permanence
The principle of permanence involves the principle that once green belt boundaries 
are established they should only be altered in exceptional circumstances through the 
Local Plan Review process.

The current application would involve the permanent loss of Green Belt land, through 
the means of an ad hoc planning application rather than a review of the Local Plan 
and is therefore clearly contrary to this particular aim of the NPPF.

Openness
The definition of openness refers to keeping land permanently open. The applicant in 
their justification of the proposal in relation to openness advises that while the 
introduction of new larger building along with associated infrastructure this can be 
mitigated through the use of planting and due to the design of the proposal which will 
mean that the proposal would not be unduly visible from surrounding viewpoints..

This statement appears to mistake the issue of openness with the issue of visibility 
which are two different though sometimes related issue. This matter has been 
discussed extensively in various high court and one court of appeal judgement 
(Turner v Secretary of State), (Heath and Hampstead Society V Camden and most 
usefully due to extensive discussion of this issue Timmins & Anor v Gelding), which 
conclude that the issue of openness as defined in the NPPF concerns ‘the absence 
of buildings or development’, not the degree to which a development would be visible 
and that all development is by definition harmful. The visibility of a proposal is a 
separate matter concerning the visual impact of a proposal and can be taken into 



account in the balancing exercise and as a very special circumstance although this 
would depend on an assessment of the harm caused and other considerations.

In stands therefore that the development of a currently open site for the erection of a 
new school, associated infrastructure and boundary fencing would constitute an 
adverse impact on Openness as defined by the NPPF.

In relation to the other points, raised by the applicant the fact the development site is 
partially obscured by tall boundary trees, is not considered to represent a very 
special circumstance as the entire character of the space the subject of the 
application stems from the extensive vegetation running through the site which help 
to isolate the space from surrounding development and the A1 to the south. 

In terms of countryside appraisal the absence of external views does not negate 
benefit as while a mountain or hill rising in the distance does contribute to visual 
benefit so does a hidden valley or woodland glade and it is not considered that any 
weight can be attached in this regard.

Impact on Views
Notwithstanding the above comments regarding openness and views, it is still 
necessary to assess the visual impact of the proposal.

To this effect the applicant has submitted a Landscape and Visual Impact 
Assessment which shows that the proposed school should would not be especially 
visible when viewed from outside the site, principally due to the retained boundary 
treatment and the position of the school in a hollow. While the proposal does not 
result in harm in this regard, it does not overcome the impact on openness. Also 
given that the existing view is not improved by the proposal, in terms of green belt 
balancing this is considered a neutral consideration. 

Open Space
Copthall is categorised as a District Park which in terms of the open space hierarchy 
is ranked third highest in importance below Regional Parks and Metropolitan Parks 
but above Local Parks and Open Spaces, Small Open Spaces and Pocket Parks.

In relation to the description of a District Park, the London Plan advises that 
characteristically these provide: Large areas of open space that provide a landscape 
setting with a variety of natural features providing a wide range of activities, including 
outdoor sports facilities and playing fields, children’s play for different age groups 
and informal recreation pursuits.

The NPPF, Policy 7.18 of the London Plan and Local Policies CS7 and DM15 make 
clear that open spaces should be protected from development. Development should 
only be permitted when the use if ancillary to the open space or equivalent or better 
quality of open space provision will be made.



In the case of the application proposal neither of these two factors apply in that the 
use is not connected with the use of the public open space and no replacement open 
space provision is proposed.

The applicant’s principle justification concerning the proposal, involves an 
assessment that the application-site is not particularly well used as an open space  
and that the provision of onsite sporting facilities which the public can use along with 
a proposed path along the southern boundary will mitigate the loss of the open 
space.

Each of these matters will be assessed and discussed in turn.

Firstly in relation to the first point regarding the lack of use of this area. 

Before going onto discussing the merits of the survey work itself, it is worth 
mentioning that the level of usage of a space is of only passing relevance in 
assessing its worth. As an example of this if you did a survey of pedestrian 
movement in Hampstead Heath it is likely that you would record a high level of 
activity around Kenwood House and Parliament Hill and a lower level of activity in 
parts of Hampstead Heath Wood. Similarly in Epping Forest the area in High Beech 
would record a higher level of activity then some other more remote part of the 
forest. This does not mean that the latter areas are of less importance or more 
appropriate for development. 

It is also worth noting that the value of space is not only dependent on actual space 
that Green Spaces have value simply by existing with people gaining benefit and 
better health by living close to green space regardless of whether they ever use it.

Moving onto the actual surveys carried out in June and November. The Council has 
a number of concerns regarding the methodology of these surveys. In no particular 
order these are:

 The surveys do not record the weather conditions on the days of the surveys;
 The hours of search between 7am to 7pm do not necessarily comply with the 

periods of peak use. In this regard it is noted that many dog owners would 
take their dogs out for a run before going to work which is likely to be before 
7am and then again in the evening. (This was noted by Saracens in pre 
application discussions who advised that the on road car park got very busy in 
the early morning around 4-5 in the morning). Also in relation to other walkers, 
the evening time particularly in the summer is often the busiest time of use.

 The days of the survey do not include Sundays which is the busiest day for 
casual walkers.

 The survey numbers regarding people entering and leaving the area do not 
match, suggesting either that not all entrances were covered or perhaps the 
surveyor was on a break, which detracts from the perceived accuracy of the 
data.

It is also worth noting that patterns of activities can vary widely based on a number of 
factors. Equally a survey could correspond with a school nature visit or a Saracens 



match which might significantly affected the recorded numbers and it is therefore 
considered that limited weight can be placed on the applicant’s figures.

In relation to the impact of the loss of this space in relation to the wider Copthall Park 
both the adopted Copthall Planning Brief and the Council’s Green Spaces Team 
have stressed the importance of this space in providing a counterpart to the more 
formal sports pitches located elsewhere and is considered integral to the Park, 
providing the natural setting and landscape envisaged in the London Plan for this 
part of the park and would remove the one portion of the park useable by walkers 
(with dogs or without) or just those who want to enjoy a natural environment.

Moving onto the second point regarding the provision of alternative sports facilities 
which will be open to the public through a Community Use Agreement. 
Notwithstanding that the inclusion of a Community Use agreement is a standard 
requirement for new schools, the use will in any event be restricted to use outside 
school hours in comparison to the existing space which is open 24 hours. The 
provision of the facilities could in any event only be considered to constitute very 
special circumstances in limited circumstances, such as when the surrounding area 
is devoid of existing sporting facilities for the use of local residents. In this regard it is 
noted that there is no shortage of sporting facilities in the locality in the form of a 
Community Rugby Stadium, swimming pool, sports pitches, power league and metro 
golf and as such it is considered that the benefit of providing additional facilities does 
not overcome the harm which is caused.

In relation to the final point regarding the provision of an access path along the 
bottom of the site, while this is an improvement over the scheme initially presented at 
pre application stage it providing a hard path running along a 1.8m chainlink fence 
along the back of the site does not provide an equivalent provision to the existing 
arrangement whereby persons can enter the three fields at various points, 
transversing along natural paths running through meadows framed by existing trees. 

In conclusion to open space it is the opinion of Council officers that the proposal 
would result in the detrimental loss of public open space to the severe detriment of 
local amenities contrary to the provisions of relevant policies. 

The impact of the development upon trees, ecology and the biodiversity of the 
site and wildlife

Biodiversity
The application is located in a site of Special Interest for Nature Conservation 
(SINC). In terms of the background, Barnet Council commissioned the London 
Ecology Unit to carry out a survey of wildlife habitats in the borough, which looked at 
green sites covering 4,055 hectares (10,020 acres), 45% of the borough. In 1997 the 
LEU published Nature Conservation in Barnet, which described 67 Sites of 
Importance for Nature Conservation (SINCs).[7][8] This formed the basis of Barnet's 
nature conservation policies in its 2006 Unitary Development Plan

The identified SINCs are subdivided into several categories. These consist of:
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 M = Site of Metropolitan Importance – the best examples of London's habitats, 
or which contain rare species[20]

 B1 = Site of Borough Importance Grade 1 – of significant value to the borough
 B2 = Site of Borough Importance, Grade 2 – as B1, but not as important
 L = Site of Local Importance – of particular value to nearby residents or 

schools

In relation to the Copthall South Fields site, the site is categorised as a site of Local 
importance and has previously mentioned  was cited in the LEU study as comprising 
a surprisingly rural quality", even though they lie alongside the A1 road. The 
hedgerow trees are oak, ash and field maple, and the fields contain flowers typical of 
clay grassland, such as meadow vetchling, meadow buttercup and common sorrel.

As previously discussed above the applicant in their supporting Planning Statement 
take the view that the SINC is only identified as Local and therefore of lesser 
importance, advises in relation to the meadows that they are regularly mown and not 
left to meadow and in relation to flora and fauna are not valuable, containing no 
protected species  due to its location. The applicant also considers that while a large 
number of trees will be cut down, this will be more than made up for by the 
replacement planting and any ecology impacts will be more than mitigated with by 
the proposed mitigation strategy.

It is important to read these assertions in the context of the actual ecology reports 
submitted with the application. The broad assessment of the character of the space 
was as follows:
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A specific description of the ‘Semi natural broadleaved woodland’ and semi improved 
neural grassland was also contained with the ecological walkover.

Semi-improved Neutral Grassland
Three to four large open fields containing semi-improved neutral grassland are 
present on site. Species present within the sward include false oat-grass, perennial 
rye-grass, meadow vetchling, common sorrel, meadow buttercup, Canadian golden 
rod and creeping jenny. Mowing of the grassland is undertaken twice yearly and 
informal pathways are evident throughout the grassland.

Semi-Natural Broad-leaved Woodland

Approximately 3 ha of broad-leaved semi-natural woodland is present around the 
boundaries of the site and is interspersed between the semi-improved neutral 
grassland. Trees within the woodland include oak, ash and field maple with 
hawthorn, blackthorn, field rose and dog rose. The understorey is dominated by cow 
parsley with occasional ivy, nettles and brambles and frequent garlic mustard and 
lesser celandine.

As can be seen from the above the applicant’s statements concerning the quality 
and space which would be affected by the proposal, bears no resemblance to the 
actual ecology reports which were submitted with the application. The only areas 
which were considered of low ecological importance were the portions of the 
development contained within the existing girl’s school site. Given that the proposal 
involves the management of the school expanding over the remainder of the site, 
this does cause concerns regarding the future maintenance of any retained areas of 
vegetation which would be contained within the new school boundary.



In relation to the other points made such as the absence of any protected species on 
the site, it is noted that the designation of the site as a site of Local Importance for 
Nature Conservation does not require the presence of protected species in order to 
warrant protection as such sites are meant to provide suitable habitat for all species 
whether protected or not.

It is also worth reading the actual ecology comments in terms of their references to 
Bats, Badgers, Hedgehogs and birds.

Bats 
The desk study provided records of at least two species of bat within a 1 km radius 
of the survey area. The closest record was located 717 m west. The buildings on site 
were subject to a daytime assessment which identified the buildings to have low and 
negligible potential to support a bat roost. The reader is referred to Daytime Bat 
Survey, Report RT-MME-119526-02 and its recommendations. 
The trees within the school grounds were generally in good condition with intact bark 
and no cracks or crevices recorded which may be used as ingress points/roosting 
locations. Conversely the more mature trees situated within Copthall South Fields 
were of the correct age and size to potentially support roosting bats. The habitats 
within the site boundary provide good foraging and commuting habitat for bats, 
particularly the linear strips of woodland at the field edges which provide connectivity 
to the wider area. 
The development proposals have the potential to impact suitable roosting and 
foraging habitat for bats. Impacts include direct harm/injury, loss of suitable habitat, 
habitat fragmentation and disturbance through increases in lighting. Bats are 
therefore a notable consideration and recommendations are made within Section 
6.3.

Badger 
The desk study provided no records of badger within a 1 km radius of the survey 
area. The site provides suitable topography and habitat for sett creation, although no 
evidence of badgers such as setts, latrines or prints were recorded during the field 
survey. The expanses of grassland and woodland are also of value for foraging. 
Given the suitable habitat present within the survey area and connectivity to adjacent 
habitat, badger is deemed to be a notable consideration in relation to the proposed 
development. Recommendations are provided within Section 6.3. 

Hedgehog 
The desk study provided no records of hedgehog within a 1 km radius of the survey 
area. The site provides suitable habitat for hedgehog including grassland for foraging 
and woodland for refuge. To prevent any impact during the site clearance and 
construction phase recommendations are made within Section 6.3. To mitigate for 
the loss of habitat on site sympathetic landscape design (including the 
retention/creation of suitable habitat) should be considered to ensure the site 
remains suitable post development (please refer to Section 6.2).

Birds 
The desk study provided records redwing and fieldfare which are protected under 
Schedule 1 of the Wildlife and Countryside Act 1981 (as amended). These species 



are winter visitors to London and are therefore not a notable consideration in terms 
of nesting. The site may however be of value for foraging. 
A number of common bird species were recorded on site during the field survey. The 
woodland and scattered trees provide suitable nesting habitat for a variety of bird 
species Suitable nesting habitat will be impacted to facilitate the development and 
therefore if works are undertaken during the nesting season then there is potential to 
directly impact nesting birds. A recommendation has been made in Section 6.3. 
Although alternative habitat exists within the surrounding area the loss of nesting and 
foraging features should be compensated for (please refer to Section 6.2 for 
recommendations). Areas of existing woodland and semi-improved grassland should 
be retained and enhanced where possible.

It is clear from the above that the Copthall South Fields site is of considerable 
ecological value, providing a suitable habitat for a variety of bird species, bats and 
Badgers and Hedgehogs. The fact that the last two species are not currently present 
on the site is of limited relevance to the proposal as the whole point about 
safeguarding nature conservation sites in the borough is to provide a network of 
spaces, with suitable habitat something which it is clear from the applicant’s own 
ecology reports applies in this instance. 

In relation to the effectiveness of the proposed mitigation measures, it is again useful 
to refer to the applicant ecology advisers own conclusions in relation to residual 
significance following the inclusion of mitigation.

As can be seen from the above, the proposed mitigation measures will still result in 
an impact considered significant adverse by the applicant’s own ecologists, resulting 
in the destruction of a significant quantity of meadow grassland and broad leaved 
woodland. Objections to the scheme on loss of habitat have been received from the 
London Wildlife Trust and London RSPB along with the Council’ appointed ecology 
adviser who concludes that:

‘Despite the proposed mitigation measures, the development will still result in the 
permanent net loss of the Copthall South Fields Site of Local Importance for Nature 
Conservation (SLINC) which comprises approximately ¾ of the whole site and 



consists of hedgerows, tall herbs, semi-improved grassland and broad-leaved 
woodland habitat (UK Habitat of Principal Importance and Priority Habitat under the 
London BAP). SLINCs are non-statutory sites protected under Policy CS7 of the 
Barnet Local Plan (Sept 2012) – Enhancing and Protecting Barnet’s Open Spaces. 
The Environmental Statement details the loss of the SLINC, woodland and grassland 
habitat as having a significant adverse impact at a local scale, following mitigation 
measures. 

This development therefore causes the destruction of a SLINC and a net loss of 
biodiversity on site, with permanent loss of 1.2 hectares of woodland and 3.0 
hectares of grassland, causing potential negative impacts to species such as 
invertebrates, birds, bats and hedgehog. This contradicts the aims of the National 
Planning Policy Framework (NPPF) in aiming to achieve sustainable development 
and the obligations on public bodies to conserve and enhance biodiversity as 
required by the Natural Environment and Rural Communities (NERC) Act 2006. It is 
also contrary to the local planning polices for Barnet relating to biodiversity including 
Policy CS7 of the Core Strategy which states that the London Borough of Barnet will 
create a greener Barnet by protecting existing Sites of Importance for Nature 
Conservation.’
 
The above comments sum up the Council’s assessment of the scheme in relation to 
its impact on this Site of interest for nature conservation and it is considered that the 
proposal would result in significant harm which need to be taken into account in the 
determination of the application.

Trees

Policy DM01 of the Adopted Barnet Development Management Policies advises that 
trees should be safeguarded. When protected trees are to be felled the council will 
require replanting with suitable size and species of tree where appropriate. High 
quality landscape design can help to create spaces that provide attractive settings 
for both new and existing buildings, contributing to the integration of a development 
into the established character of an area. The council will seek to retain existing 
wildlife habitats such as trees, shrubs, ponds and hedges wherever possible. Where 
trees are located on or adjacent to a site the council will require the submission of a 
tree survey with planning applications indicating the location, species, size and 
condition of trees. Trees should be retained wherever possible and any removal will 
need to be justified in the survey. Where removal of trees and other habitat can be 
justified appropriate replacement should consider both habitat creation and amenity 
value.

Trees make an important contribution to the character and appearance of the 
borough. Trees which are healthy and are of high amenity value can be protected by 
the making of a Tree Preservation Order (TPO) under the Town and Country 
Planning Act 1990. Tree Preservation Orders can help to protect trees from 
inappropriate treatment and prevent their removal. 



Following an assessment of the trees by the Council’s Arboricultural adviser it was 
considered that the trees were of a category which warrants protection by a Tree 
Preservation Order and given the potential threat due to there being a live planning 
application on the site recommended that a Tree Preservation Order was served. 
Subsequently a Tree Preservation Order was served on the 1st February 2017.

A Tree Preservation Order does not preclude the removal of trees and an 
assessment needs to be carried out with regards to the contribution which the 
protected trees make taking into account proposed mitigation measures including 
replacement planting.

The applicant has submitted an Arboricultural Assessment and Method Statement in 
support of the application, which assesses the categorisation, size of maturity. The 
tree survey notes the presence of a large number of Category A and B trees, 
including several oak trees of veteran character which are hundreds of years old 
along with other trees in this category which are still classified as maturing.

The Arboricultural Report acknowledges that the application will involve the removal 
of a substantial number of trees on the site, with the following trees proposed to be 
removed:

As can be seen from the above, along with the individual trees a large number of 
groups of trees are also proposed to be removed including 1 grade A group, 13 
grade B groups and 10 grade C. Trees to be removed include 1 of the veteran Oak 



trees and a large number of maturing and Mature Grade A and B trees which in the 
case of the former would be expected to continue to grow in importance if they were 
allowed to remain in situ.

It is also worth noting that a significant number of trees which are not scheduled to 
be removed which would require tree protection measures and there would be a risk 
of further loss should these mitigation measures not be implemented in full. It is also 
noted that future pressure to fell or lop the retained trees is likely to be higher in a 
maintained school site, then it would in the case of an open landscaped park.

The application proposes 158 large nursery stock replacement planting 
predominately in the form of formal planting around the school building and 
associated infrastructure such as the car park.

A native mixture of tree species consisting of 647 small feathered whips (30cm high) 
are proposed to fill in gaps between the built form and playing fields. Trees of this 
size will take many years to establish to the same stature as existing trees on site. 
This point is also noted by the applicant’s own ecologist who notes that

‘The retention of 1.0 ha of woodland habitat and the creation of 0.9 ha of woodland 
planting will partially avoid/mitigate the loss of woodland habitat from site. However 
there remains a permanent residual loss of 1.2 ha and a temporary loss of 0.9 ha of 
woodland for a period of between 30-50 years which cumulatively constitutes an 
adverse effect that is significant at the local (site) level..

Also as the Council’s Tree Officer has advised account needs to be taken of the fact 
that many of the trees proposed to be removed are irreplaceable with significant 
number of oak trees proposed to be removed. It is also noted that the proposed 
replacement landscaping will take a significant period of time 

In conclusion it is clear and apparent that the proposal would result in significant 
damage to existing trees of high amenity value on the site. The loss of many of these 
trees is irreplaceable and would not be adequately compensated for by the 
replacement planting. 

Impact of Proposal on Green Belt, Open Space, Trees and Biodiversity Conclusion

In conclusion, the application is considered contrary to four out of the five criteria set 
out in the NPPF for assessing green belt applications and would also be contrary to 
both of the fundamental principles of Green Belt Policy in regards to their 
permanence and openness. The proposal would result in the loss of public open 
space to the detriment of local amenity. The proposal would result in the widespread 
destruction of a Site of Interest for Nature Conservation and result in a significant 
loss of valuable habitat. The proposal would also result in the loss of a significant 
number of mature trees which are protected by a Tree Preservation Order. In relation 



to an assessment of the weight which should be given to these concerns it is 
considered that in accordance with Paragraph 88 substantial weight should be 
attached to this harm.

3.6 Design Assessment

Paragraphs 56-58 of the NPPF set out the importance of good design. This is 
reflected in Policy CS5 and DM01 of the Barnet Local Plan, which seeks to achieve a 
high quality design in all developments. 

In relation to layout the proposed buildings laid out in a campus style layout with the 
main building located in the southern part of the site with play and sports facilities on 
the perimeters of the site. While from an educational perspective the layout of the 
site is broadly acceptable, as the GLA have advises this results in the layout of the 
buildings not being as efficient as they could be and resulting in a greater sprawl 
then a more efficient and compact form could provide.

In relation to scale massing and detailed design, the proposal is of a contemporary 
design with the use of metal eaves, timber cladding, and glazed balustrades. There 
is nothing objectionable in relation to the design of the building which is considered 
of satisfactory architectural quality and is therefore considered acceptable. 

In terms of Green Belt balancing, given that the proposal would not visually improve 
the landscape this is considered as a neutral factor.

3.7 Impact on Residential Amenity

Policy DM01 of the Barnet Local Plan states that development proposals should be 
designed to allow for adequate daylight, sunlight, privacy and outlook for adjoining 
and potential occupiers and users.

Due to the proposed school location in the centre of the site and due to the limited 
height of the proposed buildings, it is not considered that the proposal would result in 
any significant impact on the amenities of neighbouring properties in Page Street as 
a result of loss of light, privacy or outlook. While there might be some increased 
noise levels as a result of the increase in pupil numbers, it is not considered that this 
would be significant. In the event of the approval of the application conditions would 
have been attached concerning any plant or equipment as well as the energy centre 
in order to safeguard neighbouring amenity.

In terms of green belt weight, this matter is appropriately considered as neutral, not 
contributing in the overall assessment either for or against the proposal.

3.8 Transport and Highways  



Policy CS9 of the Barnet Core Strategy (Providing safe, effective and efficient travel) 
identifies that the Council will seek to ensure more efficient use of the local road 
network  and  more environmentally  friendly transport  networks, require that 
development is matched to capacity and promote the delivery of appropriate 
transport infrastructure. Policy DM17 (Travel impact and parking standards) of the 
Barnet Development Management Plan document sets out the parking standards 
that  the  Council  will  apply  when assessing  new developments. Other sections of 
Policies DM17 and CS9 seek that proposals ensure the safety of all road users and 
make travel safer, reduce congestion, minimise  increases  in  road  traffic,  provide  
suitable  and  safe  access  for  all users  of  developments,  ensure  roads  within  
the  borough  are  used appropriately,  require  acceptable  facilities  for  pedestrians  
and  cyclists  and reduce the need to travel.

Hasmonean School is located on two separate sites in the Borough.  The boys’ 
school is located on Holders Hill Road and the girls’ school on Page Street. 

Hasmonean High School is a 7 form-entry (FE) Academy for ages 11-16 with sixth 
form for overall ages 16-19, serving the Orthodox Jewish Community of North-West 
London, currently serving 1060 pupils in total. 

Boys and girls are currently taught separately on two campuses – 570 boys at 
Holders Hill Road and 490 girls at Page Street. 

There is a synagogue on the Holders Hill site which is not in the school’s ownership 
and therefore will not move to the new site.  There will be a school synagogue but it 
will not be for community use.

School Catchment Area:

The existing school catchment area has for the school has been identified in the 
Transport Assessment (TA) which indicates that there is a high concentration of 
pupils in Edgware to the north of Hendon and in Golders Green and Mill Hill East to 
the south within 5km of the proposed site. 

Existing Drop-off and Pick-up arrangement:

The current drop-off and pick-up of children by the parents takes place on Page 
Street and adjoining residential roads which causes congestion and delays on Page 
Street.

Existing Vehicular Access:

The existing vehicular access and egress to the girls’ school is on Page Street. The 
site currently contains 75 parking spaces including 2 disabled spaces.  The applicant 
has confirmed that the demand for parking is regularly exceeded and the staff are 
forced to park on surrounding streets. 



Existing Pedestrian Access:

There are existing pedestrian refuge islands on Page Street within 20 metres of the 
north and south of the junction with Champions Way. 

There are also zebra crossings on Page Street before the junction with Pursley Road 
and on Bunns Lane to the west of the junction with Page Street.
 
Pelican crossings provide access across Page Street, at its junction with ‘Five Ways’ 
Corner by A41 Watford Way and the A1 Great North Way. A Subway with lit 
approached on both sides allows access to the south side of the Watford Way. 
The eastern boundary of the site contains a footpath linking Champions Way with the 
Great North Road. A subway less than 25 metres to the east of this route on the 
Great North Road provides pedestrian access to Sunny Hill Park and a number of 
traffic free routes through the park to the surrounding residential areas including 
Hendon.

Existing Parking Controls:

The site is within an Events Day Controlled Parking Zone (CPZ) which operates from 
1pm to 6pm on events days on match day activities at the Allianz Park Stadium and 
Copthall Leisure Centre. 

Stopping is not allowed Mon-Fri between 8am-9.30am and 2.45pm-4.15pm on 
School Keep Clear markings fronting the existing Girls School entrance which would 
be removed when the existing access is removed as proposed.

Development Proposal: 

The development proposal is to create a single campus for separate girls and boys 
schools for up to 1,400 pupils, including 300 sixth form students. 

Separate pedestrian and cycle routes are proposed within the campus layout to 
serve the boys’ and girls’ schools.  The girl’s entrance is proposed via Champions 
Way. The boy’s main entrance is proposed approximately 15 metres from 
Champions Way via the existing footpath on the eastern boundary of the side. A 
second boy’s entrance is proposed near the south east corner of the campus onto 
Great North Way. This is to provide a direct route from the direction of Sunny Hill 
Park to minimise boy and girl interaction on the approach to school.

It is proposed that this will allow the teaching and support staff to work between the 
two schools without the need to travel as with the current situation. The number of 
school places will be increased by approximately 300 under the development 
proposal. 

Access to the staff car parking and new pupil pick up/drop off facilities are proposed 
on Champions Way to reduce traffic movements and delays on Page Street. The two 
schools will be served from a single vehicle access on Champions Way.



The applicant is advised that any alteration proposed to Champions Way to facilitate 
the development would be subject Highway Act 1980 of the Highways Act and the 
works will be undertaken under S278 of the Highways Act.

Peter Brett Associates LLP (PBA) has been commissioned by Hasmonean School to 
prepare a Transport Assessment (TA).

The table below submitted in the TA shows the breakdown of staff and pupils 
associated with the boys’ and girls’ campuses. 

The GIA proposed for the two schools campus is approximately 14,358m2. Boys and 
girls will continue to be taught separately in accordance with the beliefs of this 
section of the Orthodox Jewish Community of segregating genders for education. 
This extends to dining areas and internal and external sports provision.

A full size floodlit all weather pitch, multi-use games area to the east of the site and 
four tennis courts in the north west of the site are proposed. These will be available 
to the local community outside school hours during the week and at the weekend.

Hasmonean School Operation:

The boys’ school is expected to operate between 08:40 and 16:05, with the girls’ 
school between 08:55 and 16:15. Approximately 200 year 10-13 pupils arrive 
between 07:30-08:30 for prayer. 

It is proposed that the Friday finish times will alter throughout the year according to 
sunset. 

There will be approximately 350 boys taught on Sunday morning between 08:00 and 
12:00. However start times are staggered for different groups and the latest start 
time is 09:35 for approximately 70-80 pupils. Approximately 150 pupils will leave at 
11:30 and 200 pupils at 12:00. 



Proposed Car Parking Provision:

167 staff and visitor car parking spaces are proposed on-site comprising the 
following.
 

 8 disabled bays (5%) are proposed with demand monitored through the travel 
plan that could increase this percentage in the future subject to demand. 
Currently, no teachers at Page Street of Holders Hill Road are blue badge 
holders. 

 32 spaces (20%) will be provided with electric charging points in accordance 
with the London Plan; 

 17 spaces (10%) will be passive electric charging points in accordance with 
the London Plan; 

 There will be a provision of 6 car parking spaces within the energy centre area 
of the site for operational requirements. 

The TA in the Executive summary on page 2 refers to parking provision of 173 
parking spaces and in section 4.4.1 refers to parking provision of 167 parking 
spaces.  A confirmation is required of the number of parking spaces proposed.
 
The applicant has confirmed in the TA that Hasmonean School has a Policy that 
does not allow 6th form pupils to park on or off site within areas that it can control. 

The pupils will also be encouraged not to park on surrounding residential roads. The 
pupils are informed of this when applying for a place and will continue to be 
promoted through the schools Travel Plan (TP). Local residents will be able to report 
any issue with the school. 

It is proposed that the public will be able to park on site in connection with booking 
for the tennis courts or all weather pitch use. Users of the tennis courts will be 
instructed to park in the north of the car park where a footpath link has been 
designed to provide direct access to the courts.  

The consultants have confirmed in the TA that the parents are currently operating a 
mini-bus service from Stamford Hill. The school will also bring parents together to 
facilitate similar collaborations as well as potentially introducing two new mini buses 
that will provide morning services to the school and afternoon services from the 
school for boy and girls.

Hasmonean School consulted Transport for London (TfL) on the development 
proposals. In their response TfL has stated that given the clustered nature of the 
school catchment area, they strongly encourage the applicant to support this through 
their Travel Plan.

Drop Off and Pick Up Facilities:

In accordance with the beliefs of this section of the Orthodox Jewish Community, 
boys and girls will dropped off/picked up and taught separately. To accommodate 
separate drop off and pick up, off-site facilities are proposed for both boys and girls 



in close proximity to the separate pedestrian Campuses entrances to minimise walk 
distance for pupils and discourage parents from indiscriminate drop off and pick up 
on Champions Way or Page Street.  It is proposed that the use of the pick-up and 
drop-off facilities will be monitored as part of the Travel Plan.

Girls Drop Off and Pick UP:

Hasmonean School has been in discussions with Mill Hill Rugby Club to use their car 
park as a girls’ drop-off and pick-up location during the week. These discussions are 
on-going at present, but both parties are working towards an agreement in principle. 

This is based upon the creation of a new ‘entry’ only from Champions Way that 
would lead to 27 drop-off and pick-up spaces. The car park would also contain 14 
staff parking spaces; though these would not affect the drop-off and pick-up 
arrangements as staff using these spaces would be for early starter arriving before 
08:00.

This is based upon the creation of a new ‘entry’ only from Champions Way that 
would lead to 27 drop-off and pick-up spaces. The car park would also contain 14 
staff parking spaces; though these would not affect the drop-off and pick-up 
arrangements as staff using these spaces would be for early starter arriving before 
08:00.

It is proposed that the drop-off and pick-up times will be managed by Hasmonean 
School to minimise potential disruption to Champions Way. Should demand begin to 
put pressure on supply, the school may consider the removal of the ‘early staff’ 
parking through reducing parking on-site availability for contract staff as a first 
measure.

A new pedestrian crossing is proposed on Champions Way with drop kerb and tactile 
paving east of the car park exit. Low level illuminated bollards would be installed to 
increase driver awareness and aid crossing safety.  

The applicant is advised that Champions Way is not part of public highway therefore 
the proposed improvements on Champions Way will need to be agreed with the 
owners of the land.

The consultants undertook survey of pupils and staff to ascertain the drop off and 
pick up demand which was then factored up to represent the future demand by 1400 
pupils and summarised in the table below.

Boys’ Drop-Off and Pick-Up:

It is proposed that a boys’ drop-off and pick-up point would be located in the vicinity 
for the school and managed by school staff.

Pick-Up and Drop-Of Demand:



 

The above table shows that the highest demand for girl’s pick-ups is between 16:00-
16:30 with a predicted demand for 54 drop offs over 30 minutes and 37 drop offs for 
boys. 

Although the drop off demand is higher in the morning ( 61 for girls and 27 for boys), 
the activity takes much less time in the morning and therefore the spaces can be 
used multiple times with that half an hour.

It is proposed that the use of the pick-up and drop-off facilities will be monitored as 
part of the Travel Plan and measures such as staggering school finish times will be 
implemented in consultation with parents and governors If any issues are observed.

In addition the school will have marshal’s managing pick-up and drop-off locations 
and it is expected that parents and guardians are likely to manage their drop off and 
pick up arrival times to better suit their child’s requirements and in response to any 
delays at the facilities. 

It is proposed that ‘before’ and ‘after school’ clubs and/or sports practice is also likely 
to create a stagger in drop off and pick up demand.

Proposed Vehicular Access to the site:

It is proposed that the Hasmonean boys and girls schools will share a singular 
vehicle access from Champion’s Way. The existing two vehicle access points on 
Page Street will be removed, and footway reinstated and Traffic Regulation Order 
amended to extend parking restrictions/double yellow lining. 

It is also proposed that due to the high level of security that is required for the 
Hasmonean School, the vehicle access will contain an external and internal barrier 
system. The external barrier is located in excess of 15 metres back from Champions 
Way to allow for up to 3 cars, a large rigid servicing vehicle or refuge vehicle to wait 
without obstructing Champions Way.

Access for coaches:

The applicant has advised that there is no requirement for coaches to be on site. The 
current school arrangements do not have any provision for coaches to park on site 
and no provision is proposed in relation to the new school. These comments are 



noted, however, clarification is required if the school on occasions has any use of 
coaches.  If so the coaches will need to be able to load and off load from a location 
off the public highway. 

Proposed Pedestrian and Cycle Access:

A separate pedestrian routes are proposed within the campus layout to serve the 
boys’ and girls’ schools. The girls’ school is within the western side of the new 
campus and the boys’ school is in the eastern side. 

It proposed that the girl’s will approach their entrance from Champions Way, which 
will contain a security hut with all pupils recorded entering and leaving the school. 
Two entrances are proposed for the boys’ as follows:

 One is approximately 15 metres from Champions Way via the existing 
footpath on the eastern boundary of the side. 

 The second pedestrian access for boys and cyclists is proposed near the 
south east corner of the campus onto Great North Way. This is to provide a 
direct route if from the direction of Sunny Hill Park to minimise boy and girl 
interaction on the approach to school. 

 A new pedestrian footpath is proposed along the southern boundary of the 
site linking Page Street with the south eastern boys’ entrance. This will 
provide a more attractive, traffic free route for boys traveling from the south 
west via the Five ways junction as well as providing an alternative route for 
wider members of the public.

 A new pedestrian crossing is proposed on Champions Way with drop kerbs, 
tactile paving and illuminated bollards, to provide safer crossing of pupils over 
Champions Way.

New footpaths are proposed on drawing No. 1229-SK237 Rev. A submitted by the 
applicant which are on private grounds and would need the land owner’s approval.  
The approved works are to be undertaken under S278 Agreements prior to 
occupation. 

Pedestrian Environment Review System (PERS):
 
The applicant has also confirmed that a PERS assessment will be separately 
submitted to support the planning application.  The PERS study area has been 
agreed with TfL.  

The PERS assessment considers the quality of any pedestrian environment and can 
assist in the identification of opportunities to improve pedestrian walking routes and 
public spaces. 

Cycle Parking Provision:

190 cycle parking spaces have been proposed.   The applicant has consulted 
Transport for London (TfL) concerning the proposed planning application and their 
views and comments on Cycle Parking is to be taken into consideration by the 
applicant.



Cycle Level of Service (CLoS):

It is proposed that a Cycle Level of Service (CLoS) assessment will be separately 
submitted to support the planning application. The CLoS considers the six design 
outcomes of safety, directness, coherence, comfort, attractiveness and adaptability. 
The assessment will review the two routes indicated in the TA, together with an 
alternative route along the side road that is parallel to the south side of the A1 Great 
North Road, together with Page Street between Fiveways and Bunns Lane.  The 
Clos assessment will be subject to TfL and LBB approval and any mitigation 
measures identified will need to be carried out under S278 of the Highways Act.

Public Transport Accessibility (PTAL):

The PTAL Score for the site is calculated as 1b using Transport for London model 
and is considered as a poor accessibility level.   

Bus routes 113, 303, 221, 240, 642 and 632 are accessible on roads with in close 
proximity of the site on surrounding public highway. 

Proposed Servicing Arrangements:

It is proposed that service vehicles will access the development site from shared 
campus access on Champions Way. The all servicing including refuse collection and 
deliveries will be undertaken from a dedicated area located to the north east of the 
site adjacent to the energy centre.

It is proposed that the refuse bins will be stored within the schools and will be taken 
by a small bin towing vehicle to the servicing area on refuse collection days.
The consultants have provided a swept path analysis for a large refuse vehicle and 
fire tender vehicle tracking.

Consultation with Emergency Services:

The applicant is advised that Fire Brigade should be consulted prior to 
commencement of the development to ensure that the access arrangement for the 
emergency services meets their requirements.

Public Right of Ways:

The applicant is advised that Copthall is part of public amenity therefore investigation 
would need to be carried out of any existing public rights of way on site and these 
rights will need to be ‘Stopped Up’. 

Personal Injury Accidents:

The consultant undertook accident analysis in the vicinity of the proposed 
development and the result of the analysis is shown in the table below.



The table above shows that there have been 7 pedestrian and cyclist Personal Injury 
Accidents (PIAs) recorded in the 5 year period within the assessment. Of these 4 of 
these were slight, 2 serious and 1 was fatal. 

The majority of PIAs were car occupants, with 54 of the total 76 PICS, of which 52 
were only slight. The second highest road user to have PICs was motorcyclists, with 
10 out of the total 76 PICs. 5 PICs were also recorded for good vehicle occupants. 

17 PIAs occurred in the vicinity of the Page Street/ Bunn’s Lane/ Pursley Road mini-
roundabouts.  2 of these involved a pedestrian casualty. In both cases the 
pedestrians failed to judge the incoming vehicle’s speed or direction. 

One of the pedestrian PIA occurred as a result of the pedestrian crossing through 
stop-start traffic into the path of a vehicle and being hit by a vehicle. The second 
pedestrian PIA involved a school pupil (13 years old) travelling to the nearby 
Copthall Girls School who crossed at the zebra crossing in stop-start traffic and was 
resultantly hit by an oncoming vehicle. 

Another PIA involving a pupil occurred on Page Street, north east of the junction with 
Watford Way. The school pupil walked into the road, away from a crossing, acting 
careless and failing to look properly and was hit by a vehicle. 

The single fatal pedestrian PIA occurred on a Saturday when a 25-59 male was 
struck by a car near the junction of the A1 Watford Way trying to crossing the dual 
carriageway rather than use the subway 40 metres to the east. 

The majority of incidents occurred in the vicinity of the A1 Watford Way/ Page Street 
Gyratory and these trends are not likely to be made worse as result of the proposed 
development. Very few PIAs occurred along Page Street in the vicinity of the site.

The consultants have therefore concluded from the accident analysis that although 
the traffic levels and multimodal movements in the local area will increase as a result 
of the development, the trends in PIAs are not expected to worsen as a result of the 
proposed development.

Baseline Traffic Data:
Traffic surveys were undertaken in November 2016, as detailed below.

Classified Turning Counts:



Classified Turning Counts (CTCs) were undertaken using CCTV cameras placed on 
high masts on Tuesday 18th November 2016 between the hours of 07:00-10:00 and 
15:00-19:00 at the following junctions:

 Champions Way/Page Street/Longfield Avenue Priority Cross-roads;
 Page Street/Bunns Lane/Pursley Road Double Mini-Roundabouts; and
 A1/A41 ‘Fiveways’ Signalised Gyratory.

Consultants have also stated in the TA that further cameras were located to allow 
the measurement of queuing on all approaches.

Automatic Traffic Counts:

Automatic Traffic Counts (ATCs) were undertaken over 7 days from Sunday 22nd 
November 2016 to Saturday 28th November 2016 at the following locations:

 Page Street between Tithe Walk and Longfield Avenue; and
 Pursley Lane west of Featherstone Road.

Video Recorded Link Counts:

Consultants also undertook video recorded link counts at the Fiveways Signalised 
Gyratory over 7 days at the following entries:

 Watford Way (A1) just west of Page Street;
 The Great North Way (A1) off-slip into the gyratory from the east; and
 Watford Way (A41) upon entry to the gyratory from the south.


Travel Plan Survey:

The applicant has confirmed that Travel questionnaires were prepared and issued to 
staff and parents/guardians of the pupils at both schools in order to understand the 
current traffic movement patterns to and from both sites and to determine how these 
are likely to change as a result of located both schools on a new campus at 
Champions Way.

Pupil and Staff Questionnaire Response Rates:

Staff and pupils travel surveys were undertaken in 2015/2016 by the school for both 
schools to collect travel data to determine the existing mode as summarised in the 
table below.  

Existing pupil and staff modal split:



Pupil Mode Share:

The table indicates that the majority of pupils travel to and from the two schools by 
sustainable travel means, with only 13% travelling by car (plus 9% car sharing). 

Staff Mode Share:

The table shows that the car use by staff is significantly greater as 66% of staff travel 
by car with 3% car sharing.

Traffic Generation:

The consultants have confirmed in the TA that the existing, future and net traffic 
generation for Hasmonean School has been calculated from the questionnaire 
results for:

 the application site;
 both schools, disregarding location;

The tables below show the existing traffic generation at the application site.

Existing Traffic Generation at the application site:

This summarises to a total two way existing traffic movements as shown in the table 
below at the application site as follows:

07:00 - 08:00 08:00 - 09:00 16:00 - 17:00 17:00 - 18:00
Total Two Way Traffic 33 179 114 24

The table below demonstrates that the development proposals are likely to generate 
traffic movements as follows:

Future Traffic Generation at the application site:



This summarises to a total two way future traffic movements as shown in the table 
below at the application site as follows:

07:00 - 08:00 08:00 - 09:00 16:00 - 17:00 17:00 - 18:00
Total Two Way Traffic 123 388 316 77

The above table therefore demonstrates the predicted net traffic generation at the 
application site as a result if the development proposals as follows.

However, the applicant has confirmed that the proposed nursery used is no longer 
being considered and therefore would result in reductions in traffic movements 
identified above.  

Net Traffic Generation at the Application Site:

Table below equates to a total two way net traffic movements at the application site 
as follows:

07:00 - 08:00 08:00 - 09:00 16:00 - 17:00 17:00 - 18:00
Total Two Way Traffic 90 209 202 53

The consultant have assessed the combined overall traffic generation  for both 
schools irrespective of their locations to assess the impact of the development 
proposal on the  wider highway network assuming 100% of the total existing staff as 
shown in the tables below.

The tables below show the existing traffic generation at the application site:

Existing Traffic Generation for both Schools Disregarding Location:



The table below summarises the existing two-way traffic generation across both 
school sites Disregarding Location as follows:

07:00 - 08:00 08:00 - 09:00 16:00 - 17:00 17:00 - 18:00
Total Two Way Traffic 85 306 215 49

Net Traffic Generation for both Schools Disregarding Location:

The table below summarises the net two-way traffic generation for the Hasmonean 
School Disregarding the Locations as follows:

07:00 - 08:00 08:00 - 09:00 16:00 - 17:00 17:00 - 18:00
Total Two Way Traffic 38 83 102 26

From the table above the greatest net increase in vehicular traffic is likely to be 
during the peak school hours of 07:00 - 08:00 and 16:00 - 17:00 at approximately 2 
vehicular trips per minute.

However, the applicant has confirmed that the proposed nursery used is no longer 
being considered and therefore there is likely to be reductions in traffic movements 
identified above.    

Traffic Impact Assessment:

The consultants appraised the traffic impact anticipated as a result of the proposals 
was undertaken.



The consultants stated in the TA that if new school places were not provided at 
Hasmonean School, pupils would still be using the transport network to travel to 
another school. This is therefore a worst case assessment of impact.

The following junctions were assessed for the likely impact of the proposed 
development:

 Champions Way/Page Street/Longfield Avenue Priority Cross-roads;
 Page Street/Bunns Lane/Pursley Road Double Mini-Roundabouts; and
 A1/A41 ‘Fiveways Signalised Gyratory.

The impact assessment of the net development trips was undertaken by comparing 
the baseline traffic flows recorded in November 2015 and the percentage change in 
individual turning movements and overall junction traffic flows as a result of the 
development proposals.

Champions Way/Page Street/Longfield Avenue Priority Cross-roads:

The consultants undertook a junction modelling assessment at the junction of 
Champions Way/Page Street/Longfield Avenue Priority Cross-roads, to assess the 
effects of the new school traffic on its operation for the respective AM (07:00-08:00 
and 08:00-09:00) and PM (16:00-17:00 and 17:00-18:00) assessed at hourly 
periods.

The junction modelling assessment demonstrated that there is forecast to be a 
moderate uplift in traffic movements at the Champions Way/Page Street/Longfield 
Avenue priority cross-roads, with the AM (08:00-09:00) peak hour period forecast to 
experience an increase of 25% across the junction equating to 286 vehicles or less 
than 5 vehicles per minute. This is as expected as it provides the new access to the 
school campus and drop-off/pick up facilities to remove traffic from Page Street.

The majority of the increase in traffic is forecast to occur between Page Street (S) 
and Champions Way.

Given the increases in traffic identified above, the consultants undertook further 
assessment of the Champions Way/Page Street/Longfield Avenue priority cross-
roads has been undertaken with the preparation of a PICADY model using TRL’s 
Junctions 9 software package.

The assessment showed that the Champions Way/Page Street/Longfield Avenue 
priority cross-roads is forecast to perform within the desirable operational threshold 
of 0.85 Ratio of Flow to Capacity (RFC), with a maximum RFC of 0.76 occurring for 
right turns into Champions Way in the 16:00-17:00 school collection period and 
maximum queues of 3 vehicles Passenger Carrying Units(PCUs). 

Page Street/Bunns Lane/Pursley Road Double Mini-Roundabouts:

The turning movements at the Page Street/Bunns Lane/Pursley Road Double Mini-
Roundabouts movements were assessed for the respective AM (07:00-08:00 and 
08:00-09:00) and PM (16:00-17:00 and 17:00-18:00) assessed at the hourly periods.



The assessment showed that the net development traffic is forecast to result in an 
insignificant overall percentage change in traffic movements through the double mini-
roundabouts within the assessed hours. The greatest change is expected within the 
AM (08:00-09:00) peak hour period where there is forecast to be an approximate 1% 
increase in traffic throughout the junction, which equates to only 23 vehicles or less 
than one per 2 minutes. The remaining hourly periods are all forecast to experience 
a change closer to 0%.

A1/A41 ‘Fiveways Signalised Gyratory:

The turning movement at the Fiveways Signalised Gyratory assessed by the 
consultants for the respective AM (07:00-08:00 and 08:00-09:00) and PM (16:00-
17:00 and 17:00-18:00) assessed at the hourly periods.

The assessment showed that net development traffic is forecast to result in 
insignificant change in overall traffic movements across the Fiveways Signalised 
Gyratory within the assessed hours. The greatest change is within the 08:00-09:00 
and 16:00-17:00 hourly periods where there is forecast to be approximately 2% 
increase in traffic within the junction (08:00-09:00). The remaining 07:00-08:00 and 
17:00-18:00 hourly periods are both forecast to experience a change in flows closer 
to 0%.

However, the applicant is advised that the Fiveways Signalised Gyratory is operated 
by TfL and therefore the results of the assessment of the gyratory will need to be 
assessed and approved by TfL including any implementation of any improvement 
works that may be recommended to accommodate the proposed use.

Highway Works:

The applicant is advised that the above works on highway to facilitate the proposed 
development would be subject to site investigation and detailed technical approval 
and would be carried out under S278 of the Highways Act.

The proposed works in Champions Way for the provision of Pedestrian 
Crossing:

The highway works would comprise the following:

 Provision of proposed pedestrian crossing in Champions Way;
 Provision of footways on either side of the road to link to the proposed 

pedestrian crossing.
 Any drainage works if required;
 Any lighting improvements if required.
 Any proposal for the provision of or amendments to road markings such as 

waiting restrictions, School Keep Clear Markings etc.

Pedestrian Crossing in Page Street:



In addition, considering the increase in pedestrian trips resulting from the proposed 
development further contributions will need to be secured under S106 to ensure that 
a crossing facility if required on Page Street than it can be provided including the 
provision of associated improvements such as drainage works and lighting.

School Travel Plan:

A full School Travel Plan will need to be provided.  A contribution of £5,000 will need 
to be provided for the monitoring of the objectives of the Travel Plan. 

Comments received from Transport for London (TfL):

The applicant consulted TfL on the above development proposal.  TfL’s comments 
are summarised below including London Borough of Barnet’s response to TfL 
comments where appropriate:

Summary of TfL consultation comments:

In order to comply with London Plan Policies, TfL has requested the following:

 that the applicant does all that is reasonably possible to encourage mode shift 
from car travel to sustainable (including active) modes;

 that the bus impact assessment is submitted to TfL at the nearest possible 
opportunity;

 where there is insufficient capacity to accommodate the new bus demand 
generated by the development, the developer should contribute towards 
capacity enhancements;

 the applicant should ensure that the local bus stops are able to accommodate 
the additional demand safely;

 the applicant should also ensure that walking routes between the school and 
the local bus stops are comfortable and safe for pupils and staff;

 that the applicant considers increasing the number of site access points in 
order to reduce walking (including from bus stops) and cycling distances 
to/from school;

 assurance that the proposed mini bus services are a long term measure;
 that the applicant provides TfL with the assurance that there is a safe walking 

route between the “Five Ways Corner – towards Edgware” bus stop and the 
school;

 that the Cycle Level of Service (CLoS) assessment report is sent to TfL for 
review - once we have reviewed the results of the CLoS assessment we may 
request a contribution towards Transport for London Road Network (TLRN) 
cycle improvements;

 that the PERS report is sent to TfL for review - once we have reviewed the 
results of the PERS we may request a contribution towards improvements to 
the walking environment along the TLRN;

 that a full Construction Logistic Management Plan (CLMP), which addresses 
the construction points raised in this letter, is secured by condition, and that 
no work can commence on site until the condition has been approved in 
consultation with TfL;



- LBB response: A condition is placed to secure CLMP.
 that a Delivery and Servicing Plan (DSP) be submitted for TfL consideration 

and subsequently secured by S106 agreement; 
- LBB response: A condition is placed to secure DSP.

The applicant needs to provide a formal response to the above TfL comments and 
any contributions agreed between the applicant and TfL is to be included in the S106 
Agreement.

S106 Contributions:

 Full School Travel Plan to be submitted 3 months prior to occupation
 £5,000 Travel Plan monitoring fee is to be secured prior to commencement of 

works;
 Highway works including the proposed provision of a crossing facility in 

Champions Way and the associated footway works are to be concluded under 
S106; 

 A contribution of £10,000 under S106 to undertake the feasibility study for the 
provision of pedestrian crossing facility on Page Street prior to occupation;

 A commitment to provide contributions of up to £75,000 toward the provision 
of pedestrian crossing facility if need identified by the feasibility

 Any works required to mitigate works identified as a result of PERS and 
CERS Audits.  To be provided prior to occupation;

 The applicant to undertake the Cycle Level of Service (Clos) assessment in 
accordance with TfL requirements and any mitigation measures identified will 
need to be carried out under S278 of the Highways Act.

 Any provision for a minibus service to be included in the S106 Agreement.
 Any works identified by TfL on TLRN routes would need to be agreed with TfL 

and the details of the works approved by TfL.  Any contributions agreed 
between the applicant and TfL is to be included in the S106 Agreement.

Recommendation:

Based on the information submitted by the applicant the application is recommend 
for approval on highway grounds subject to the above comments, S106 Agreement 
and the following conditions and informatives.

3.9 Sustainability 
London Plan Policy 5.2 requires development proposals to make the fullest 
contribution to minimising carbon dioxide emissions in accordance with the following 
energy hierarchy:

- Be lean: use less energy 
- Be clean: supply energy efficiently
- Be green: use renewable energy



London Plan Policy 5.2 ‘Minimising Carbon Dioxide Emissions’ requires all 
residential developments to achieve a 40% reduction in carbon dioxide emissions on 
2010 Part L Building Regulations. The London Plan Sustainable Design and 
Construction SPG 2014 updated this target of 35% on 2013 Part L Building 
Regulations. Policy 5.3 of the London Plan goes on to set out the sustainable design 
and construction measures required in developments. Proposals should achieve the 
highest standards of sustainable design and construction and demonstrate that 
sustainable design standards are integral to the proposal, including its construction 
and operation. The Further London Plan Chapter 5 policies detail specific measures 
to be considered when designing schemes including decentralised energy 
generation (Policies 5.5 and 5.6), renewable energy (Policy 5.7), overheating and 
cooling (Policy 5.9), urban greening (Policy 5.10), flood risk management and 
sustainable drainage (Policies 5.13 and 5.15).

Local Plan policy DM01 states that all development should demonstrate high levels 
of environmental awareness and contribute to climate change mitigation and 
adaptation. Policy DM04 requires all major developments to provide a statement 
which demonstrate compliance with the Mayors targets for reductions in carbon 
dioxide emissions, within the framework of the Mayor’s energy hierarchy. 

The application is supported by an energy statement which advises that through 
combination of energy efficient and sustainable measures which address the Mayors 
Energy Hierarchy will result in a greater than 35% reduction in CO2 emissions, 
through a mixture of factors including a proposed gas fired energy Centre, 
photovoltaic panels and building design. These details have been considered by the 
GLA who consider them broadly acceptable subject to clarification regarding various 
issues.

While this matter results in a beneficial element in regards to the weighing up of 
green belt balance, account needs to be taken of the fact that this is required in any 
event regardless of its greenfield location in order to satisfy London Plan Policy and 
as such is appropriated low weight.

3.10 Flood Risk 

Policy CS13 of the Barnet Core Strategy states that “we will make Barnet a water 
efficient borough and minimise the potential for fluvial and surface water flooding by 
ensuring development does no cause harm to the water environment, water quality 
and drainage systems.  Development should utilise Sustainable Urban Drainage 
Systems (SUDS) in order to reduce surface water run-off and ensure such run-off is 
managed as close to its source as possible subject to local geology and groundwater 
levels”.



Policy 5.13 of the London Plan states that development should utilise sustainable 
urban drainage systems (SUDS) unless there are practical reasons for not doing so, 
and should aim to achieve greenfield run-off rates and ensure that surface water run-
off is managed as close to its source as possible in line with the following drainage 
hierarchy:

1. store rainwater for later use
2. use infiltration techniques, such as porous surfaces in non-clay areas
3. attenuate rainwater in ponds or open water features for gradual release
4. attenuate rainwater by storing in tanks or sealed water features for gradual 
release
5. discharge rainwater direct to a watercourse
6. discharge rainwater to a surface water sewer/drain
7. discharge rainwater to the combined sewer.

A Flood Risk Assessment has been carried out in support of the application and is 
included as part of the Environmental Statement. The FRA confirms that the site is 
located within Flood Zone 1 which is considered to be an area least susceptible to 
flooding, however the use proposed is considered to represent a ‘More vulnerable 
development’ 

The submitted FRA advises that the development would mitigate against the risk of 
flooding by incorporating a variety of measures, including realigning the existing 
water drainage risk, the use of permeable materials for hard surfaced areas and 
sports pitches, the inclusion of a green roof and the use of swales, pond and 
underground storage.

The information has been examined by the Council’s Drainage officer who has 
advised that further information is required, but that this information can be secured 
by condition and does not raise any objections to the proposal.

In relation to green belt balancing this is considered a neutral factor as there is no 
worsening or betterment over the existing situation.

3.11 Air Quality 

The Environmental Statement incorporates an assessment of the impact of the 
development on air quality in the surrounding area. The air quality assessment has 
been fully reviewed by the Council’s Scientific Services Team who concur with the 
findings of the report which concludes that any incremental increase in pollution 
would be negligible. 

In relation to green belt balancing this is considered a neutral factor as there is no 
worsening or betterment over the existing situation.



3.12 Ground Conditions 

The Environmental Statement incorporates an assessment of existing ground 
conditions, which has been assessed by the Council’s Scientific Services Team who 
advise that they have no objection to the scheme subject to appropriate conditions.

In relation to green belt balancing this is considered a neutral factor as there is no 
worsening or betterment over the existing situation.

3.13 Historic Environment / Archaeology 

The applicant submitted a Historic Environment Desk Based Assessment (AB 
Heritage, August 2016) and a Geophysical Survey Report (AB Heritage, August 
2016). The Assessment identified a potential for historic field boundaries and the 
possible route of a Roman road. The subsequent geophysical survey however did 
not reveal any discernible, significant archaeological features. Although London Clay 
on which the site is located does not produces the clearest geophysical results, the 
lack of any potential features suggests that the archaeological potential within the 
site is limited.

English Heritage Archaeology have examined this document and have advised that 
no further archaeological investigations are required.

In relation to green belt balancing this is considered a neutral factor as there is no 
worsening or betterment over the existing situation.

3.14 Environmental Scoping

It is noted that the Environmental Scoping opinion request submitted prior to the 
submission of the application under planning reference 16/1295/ESC was rejected 
by the Council on the 15th July 2016, with the Council advising that additional 
material should be included in the Environmental Statement. The Environmental 
Statement which was submitted contained the relevant information which was 
requested in the original scoping request. 

It is not the job of an environmental screening or scoping report to consider the 
merits or otherwise of a case, rather it is to ensure that sufficient information has 
been submitted to allow the Council to form an assessment of a proposal. 
Notwithstanding the recommendation made it is considered that the applicant has 
satisfactorily responded to the previous scoping refusal and it is considered that the 
application is a valid application from the perspective of the EIA regulations.

3.15 Planning Obligations 



Policy CS15 of the Barnet Local Plan states that where appropriate the Council will 
use planning obligations to support the delivery of infrastructure, facilities and 
services to meet the needs generated by development and mitigate the impact of 
development.  

In accordance with development plan policies the following obligations would have 
been required in the event of a recommendation of approval:

Open Space Contribution
Off Site Landscape Contribution
Future Landscaping Maintenance Contribution
Community Use Agreement
Full School Travel Plan to be submitted 3 months prior to occupation
£5,000 Travel Plan monitoring fee is to be secured prior to commencement of works;
Highway works including the proposed provision of a crossing facility in Champions 
Way and the associated footway works are to be concluded under S106; 
A contribution of £10,000 under S106 to undertake the feasibility study for the 
provision of pedestrian crossing facility on Page Street prior to occupation;
A commitment to provide contributions of up to £75,000 toward the provision of 
pedestrian crossing facility if need identified by the feasibility
Any works required to mitigate works identified as a result of PERS and CERS 
Audits.  To be provided prior to occupation;
The applicant to undertake the Cycle Level of Service (Clos) assessment in 
accordance with TfL requirements and any mitigation measures identified will need 
to be carried out under S278 of the Highways Act.
Any provision for a minibus service to be included in the S106 Agreement.
Any works identified by TfL on TLRN routes would need to be agreed with TfL and 
the details of the works approved by TfL

Given that the application is recommended for refusal another reason for refusal is 
suggested relating to the failure of the applicant to enter into a binding legal 
agreement for the above contributions. This means that adequate contributions can 
be sought in the event of a future appeal against the planning refusal.

4. EQUALITY AND DIVERSITY ISSUES

Section 149 of the Equality Act 2010, which came into force on 5th April 2011, 
imposes important duties on public authorities in the exercise of their functions, 
including a duty to have regard to the need to:

“(a) eliminate discrimination, harassment, victimisation and any other conduct that 
is prohibited by or under this Act;

(b) advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it;

(c) foster good relations between persons who share a relevant protected 



characteristic and persons who do not share it.”

For the purposes of this obligation the term “protected characteristic” includes:

- age;

- disability;

- gender reassignment;

- pregnancy and maternity;

- race;

- religion or belief;

- sex; and
- sexual orientation.

Officers have in considering this application and preparing this report had regard to 
the requirements of this section and have concluded that a decision to refuse 
planning permission for this proposed development will comply with the Council’s 
statutory duty under this important legislation, while the application is providing 
services for a particular religion and belief, this does not in itself provide sufficient 
reason to overcome the fundamental policy objections raised.

5. CONCLUSION

To refuse application ref: 16/6662/FUL subject to referral to the Mayor of London for 
the reasons outlined at the beginning of this report, namely that the application is 
considered contrary to four out of the five criteria set out in the NPPF for assessing 
green belt applications and would also be contrary to both of the fundamental 
principles of Green Belt Policy in regards to their permanence and openness. The 
proposal would result in the loss of public open space to the detriment of local 
amenity. The proposal would result in the widespread destruction of a Site of Interest 
for Nature Conservation and result in a significant loss of valuable habitat. The 
proposal would also result in the loss of a significant number of mature trees which 
are protected by a Tree Preservation Order.

While the ‘Very Special Circumstances’ outlined in the applicant’s supporting 
statements have been taken into account, the Council do not concur with the weight 
which the applicant has placed on them and do not consider that they provide 
sufficient grounds to ‘clearly outweigh’ the substantial harm which the development 
has been found to result in.



APPENDIX 1: Site Location Plan


