
PLANNING COMMITTEE AGENDA 18th May 2017 

PART 7: Planning Applications for Decision Item 7.5 

1 SUMMARY OF APPLICATION DETAILS 

Ref: 16/06276/FUL  
Location: Land South Of 25-39 Drovers Road, South Croydon, CR2 6PR 
Ward: Croham  
Description: Erection of a three-storey building comprising 9x1 bedroom flats 

together with provision of car parking, landscaping and other 
associated works 

Drawing Nos: 081_X_03_02_P0, 081_X_03_01_P0, 081_X_01_00_P1, 
081_X_00_01_P0, 081_X_00_11_P0, 081_A_05_01_P2, 
081_A_90_02_P1, 081_A_90_01_P1, 081_A_03_01_P2, 
081_A_03_02_P2, 081_A_01_01_P2, 081_A_01_00_P3, 
081_A_90_00_P3, 081_A_01_03_P3, 081_A_01_02_P2, 
081_A_02_01_P2, 081_A_02_02_P2, 081_A_00_11_P2 and 
081_A_04_01_P1. 

Applicant: Brick by Brick (Croydon) Ltd 
Agent: Carter Jonas 
Case Officer: Pete Smith   
 

 1 bed 2 bed 3 bed Total 
Houses     
Flats 9   9 
Totals 9   9 
 

 

 
Type of floorspace Amount proposed 
Residential  558 sqm 

 
Number of car parking spaces Number of cycle parking spaces 
4 10 

 
1.1 This application is being reported to Planning Committee because Ward Councillor 

Gatland made representations in accordance with the Committee Consideration 
Criteria and requested Planning Committee consideration and objections above the 
threshold in the Committee Consideration Criteria have been received.  

2 RECOMMENDATION 

2.1 That the Planning Committee resolve to GRANT planning permission subject to: 

A:  Resolutions to grant planning permission by Planning Committee on 11th May 
2017 in respect of applications LBC Refs 16/06422/FUL (Tollgate A&B) 
16/06337/FUL (Thorneloe Gardens) 16/06400/FUL (Homefield House) and 
16/06374/FUL (Ravensdale Gardens A&B).  

B:  The grant of planning permission (to be determined under delegated powers) in 
respect of the following applications: 

 



Application Number Site 
16/06366/FUL Academy Gardens 
16/06273/FUL Coldharbour  
16/06438/FUL Marston Way 
16/06372/FUL Tollgate (C) 
16/06343/FUL Cheriton House 
16/06275/FUL Eagle Hill 
16/06375/FUL Ravensdale (site C) 
16/06432/FUL Warbank Crescent  

 
Should applications detailed in either A or B above not be determined in accordance 
with the above outcomes, the planning application the subject of this report would be 
required to be referred back to planning committee for reconsideration (specifically 
around affordable housing delivery – in view of the tranche-wide nature of the 
affordable housing offer).     

 
2.2 That the Director of Planning and Strategic Transport has delegated authority to issue 

the planning permission, negotiate the legal agreement referred to in Condition 1 below 
and impose conditions and informatives to secure the following matters: 

Conditions 

1) Legal agreement to secure the following planning obligations: 
a)  Delivery of affordable housing 
b)  Provision of car club space and Traffic Management Order study to seucre 

alterations to the pay and display bays on Drovers Road 
c) Restrictions on residents of the development applying for on street car parking 

permits    
d)  Review mechanism regarding affordable housing delivery  
e) Any other planning obligation(s) considered necessary by the Director of 

Planning and Strategic Transport 
2) Development implemented in accordance with submitted drawings 
3) Details of materials to be submitted and approved  
4)  Landscaping scheme including additional soft planting in courtyard area and 

maintenance strategy to be submitted and approved 
5)  Submission of noise survey  
6) Accordance with Air Quality report 
7)  Noise from air handling units 
8) Contaminated land remediation strategy to be submitted and approved  
9)  Contaminated land final verification report to be submitted and approved  
10) Retention of car and cycle parking spaces 
11) Approval of construction logistics plan  
13) In accordance with mitigation measures of ecological survey  
14) Approval of detailed design of a surface water drainage scheme  
15) Water efficiency  
16) Sustainable development 19% carbon dioxide reduction 
17) Submission of archaeological written scheme of investigation  
18) Submission of piling method statement (if piling proposed) 
19) Development to commence within 3 years of the date of permission  
20) Any other planning condition(s) considered necessary by the Director of Planning 

and Strategic Transport, and 
 



Informatives 

1) Community Infrastructure Levy (CIL) – Granted 
2) Details with regard to donor site arrangement  
3) Removal of site notices  
4) Code of practice on construction sites 
5)  Boilers 
6) Noise standards for living rooms and bedrooms    
7) Insulation 
8) Light pollution 
9) Archaeological requirements  
10)  Any other informative(s) considered necessary by the Director of Planning 
 

3 PROPOSAL AND LOCATION DETAILS 

Proposal  

3.1 It is proposed to erect a three-storey building comprising 9x1 bedroom flats. The   
building would be situated on the existing hardstanding/car park, situated towards the 
rear of the site. It would have a criss-cross shape (3 flat on each floor) and the 
elevations would be clad with varying brick tones. Whilst the building as originally 
proposed indicated a gable ended roof profile, this has now been modified to a hipped 
roof profile, to reduce the visual impact of the development and to help soften the 
relationship between the proposed development and neighbouring properties.  

3.2 The existing communal grassed area would be mostly hard-landscaped to provide 
emergency vehicle access into the site – although the hard landscaping would be 
softened through additional tree planting. The two existing access points onto the 
estate would be retained with retractable bollards in place to control access. This area 
would only be used by emergency vehicles, vehicles accessing the disabled parking 
space and the rest of the time used as a communal/play space.   

3.3 Three new parking spaces are proposed immediately adjacent on Drovers Road 
(which would be reserved for existing residents of the estate) with one disabled space 
proposed within the site. Cycle storage for the new units would be provided to the side 
of the existing flats (10 spaces). A new covered refuse storage area would be created 
at the front of the site.   

3.4 This application has been submitted as part of a wider programme of approximately 
50 sites (‘Portfolio’) across the Borough of Croydon. The applicant has stated that they 
aim to deliver 1000 residential units of which half are intended to be delivered within 
affordable housing tenures. Each site is the subject of a separate planning application 
with the Portfolio divided into tranches. To date, three tranches of applications have 
been submitted, which amounts to applications on 28 sites for approximately 540 
dwellings of which 235 are proposed as affordable housing tenures.  

3.5 The affordable housing proposed is not balanced across all the sites within tranches 
and Portfolio with some sites proposing more affordable housing and some less, with 
developments which are “minors” (which do not require affordable housing provision 
in policy terms) also proposing some affordable housing. As such, some sites act as 
“donor” sites in affordable housing terms and others are “beneficiaries” (i.e. they are 
sites which require affordable housing in policy terms which is being provided off-site 
or as a mixture of on- and off-site). 



3.6 The site is within Tranche 2 and the applicant has proposed to deliver 44% of units 
within the tranche as affordable housing in accordance with the donor site arrangement 
summarised above. The Drovers Road site is intended as a donor site and irrespective 
of the site delivering less than 10 units of accommodation (which is below the 
affordable housing policy trigger) the applicant has confirmed their intention to deliver 
all nine units as affordable housing (as shared ownership) – contributing to the 
confirmed tranche-wide approach to affordable housing delivery.   

3.7 The planning consideration for the donor site arrangement is set out in greater detail 
below. 

Site and Surroundings 

3.8 The application relates to an area of existing car park and grassed area located within 
the inner area of a U shaped flatted development situated on the south side of Drovers 
Road. The surrounding flats are two-storey in height with some accommodation in the 
roof space with external materials of brick and render. The existing hardstanding has 
capacity to accommodate parking for approximately 18 vehicles off street.  

3.9 The existing residential units are mostly accessed off the internal courtyard (which 
provides some incidental green open space) although further amenity areas are 
available for some existing residents to the rear of two of the three existing blocks.     

3.10 The site is accessed from two existing points off Drovers Road which provide both 
vehicular and pedestrian access (although one is restricted by a gate). Drovers Road 
itself is a cul-de-sac with barriers towards its western end, to prevent access in and out 
onto Brighton Road. The site is included within the Central Croydon Controlled Parking 
Zone (CPZ) and on the opposite side of Drovers Road is a row of controlled car parking 
spaces (flexible pay and display and residents permit bays). Whilst there is sometimes 
spare capacity during certain times of the day, these spaces tend to be fully occupied 
during the evenings and night-time hours, bearing in mind the general lack of off street 
car parking and the number of properties that have been converted to flats (especially 
along Selsdon Road). Notwithstanding the above, the site is near Brighton Road 
(A235) and has a Public Transport Accessibility Level (PTAL) of 5 (Very Good). The 
site is also situated near South Croydon Train Station, bus routes and local shops and 
facilities. Therefore, existing and prospective residents have a reasonable choice 
between private car journeys and alternative, more sustainable transport modes 
(including public transport and cycling).        

3.11 The surrounding area is predominantly residential. The area has a varied housing 
typology, mostly comprising three-storey blocks of flats and two-storey dwellings. 
Immediately the south of the site is the rear part of South Croydon Conservative Club, 
a flat roof single storey structure with a car park and a private garden area. A 2.5m 
high brick wall divides the site from the Conservative Club.   

3.12 The site is located within an Area of High Density as identified on the Croydon Local 
Plan Policies Map and within an Archaeological Priority Zone. The site is mostly 
situated within Flood Zone 1, the very rear part encroaches into Flood Zone 2.  

Planning History 

3.13 None relevant  



4 SUMMARY OF KEY REASONS FOR RECOMMENDATION 

4.1 There are no protected land use designations on the site and therefore the principle of 
development is acceptable, subject to assessment of other related planning 
considerations. 

4.2 The proposed development would contribute positively to borough-wide housing 
targets and alongside other sites coming forward (as part of an overall tranche-wide 
delivery of housing across the borough) will contribute positively to the delivery of 
affordable housing across the various affordable housing tenures which represents a 
weighty material consideration in this case. 

4.3 The proposed development has a distinctive well-considered appearance in view of 
the site constraints and would not cause significant harm to or detract from the 
character or appearance of the area.   

4.4 Whilst there would be some impact on the amenities of neighbouring residential 
occupies (especially outlook and daylight for those residing immediately adjacent to 
the proposed development) existing properties on the estate all enjoy dual aspect and 
on balance, this harm is not considered sufficient to outweigh the benefits of the 
development in terms of housing delivery and affordable housing delivery in particular.  

4.5 The development would provide an acceptable standard of living for future residents 
of the development in terms of internal accommodation and external amenity space. 

4.6 Given the high PTAL of the site, a car-free development is acceptable with car parking 
permits being restricted for future residential occupiers of the development. It is 
understood in this instance, as existing off street car parking for current residents of 
the estate would be displaced (in part), car parking permits will not be restricted for 
these existing residents although there will be therefore, greater competition for more 
limited spaces available within immediate vicinity. Alternatively, existing residents 
might wish to embrace the site’s proximity to local shops, services and public transport 
options and utilise more sustainable transport options modes (including walking and 
cycling).  

4.7 Measures would be secured to provide alterative parking for the existing residents 
including the creation of four new parking spaces. It is also considered appropriate to 
introduce a car club bay near the site, again to reduce demand for use of the private 
car. As such and on balance, the development would not have a detrimental impact on 
highway safety.  

5 CONSULTATION RESPONSE 

5.1 The views of the Planning Service are expressed in the MATERIAL PLANNING 
CONSIDERATIONS section below. 

5.2 The following were consulted regarding the application:  

Historic England 
 
5.3 The planning application lies in an area of archaeological interest (Archaeological 

Priority Area) identified for the Local Plan: London to Brighton Roman Road. An 
archaeological desk based assessment was submitted as part of the planning 
application. Historic England agree with the conclusion of the assessment and although 



the NPPF envisages evaluation being undertaken prior to determination, in this case 
considering of the nature of the development, the archaeological interest and/or practical 
constraints are such that a condition would provide an acceptable safeguard. 
 
Thames Water   

 
5.4 As regards surface water drainage, it is the responsibility of the developer to make 

proper provision of drainage to ground, watercourses or a suitable sewer. No 
objections regarding sewerage or water infrastructure capacity have been raised. As 
the proposed works would be located close to local underground sewerage utility 
infrastructure, Thames Water require the imposition of a piling condition.  

 
Environment Agency  

 
5.5 No objection  
 
6 LOCAL REPRESENTATION 
 
6.1 The application has been publicised by way of 4 site notices displayed near the 

application site. The application has also been publicised in the local press. The 
number of representations received from neighbours, local groups etc. in response to 
notification and publicity of the application were as follows: 

No of individual responses: 40 Objecting: 40    Supporting: 0 

6.2 The following issues were raised in representations.  Those that are material to the 
determination of the application, are addressed in substance in the MATERIAL 
PLANNING CONSIDERATIONS section of this report: 

 
 Overdevelopment/cramped  
 Loss of children’s play space/green space 
 Loss of existing parking and demand or extra vehicles created  
 Exacerbate existing parking problems in the surrounding area  
 As existing it is difficult to park even when you have paid for a permit. There is no 

spare capacity 
 Poor visibility at Drovers Road entrance 
 Drovers Road is a cul-de-sac – additional development will cause difficultly in 

manoeuvring and emergency access    
 Loss of privacy to existing residents  
 Loss of light to existing residents 
 Visually intrusive 
 Noise nuisance due to proximity to existing properties  
 Out of keeping with pattern and layout of surrounding buildings and character of 

the area  
 Location of bin store adjacent to existing properties will cause health and safety 

problems 
 Proposed cycle store is not secure 
 Construction noise, traffic and pollution    
 Decrease in value of my property  

 
6.3 Chris Philp (MP) and Councillor Gatland have made the following representations: 



 The proposed development does not respect the pattern and layout of the 
surrounding buildings and character of the area, by way of its siting, scale, height, 
design, massing, density and appearance 

 It fails to protect the amenities of the occupiers of adjoining properties in terms of 
privacy, overlooking, sunlight and visual impact 

 Loss of children’s play space within the site  
 Parking is a major issue in this location with space already tight and the loss of the 

current 16 space car parking area plus the development of additional homes would 
exacerbate the situation 

 
7 RELEVANT PLANNING POLICIES AND GUIDANCE 

7.1 In determining any planning application, the Council is required to have regard to the 
provisions of its Development Plan so far as is material to the application and to any 
other material considerations and the determination shall be made in accordance with 
the plan unless material considerations indicate otherwise. The Council's adopted 
Development Plan consists of the Consolidated London Plan 2015, the Croydon Local 
Plan: Strategic Policies 2013 (CLP1), the Croydon Replacement Unitary Development 
Plan 2006 Saved Policies 2013 (UDP) and the South London Waste Plan 2012.   

7.2 Government Guidance is contained in the National Planning Policy Framework 
(NPPF), issued in March 2012. The NPPF sets out a presumption in favour of 
sustainable development, requiring that development which accords with an up-to-date 
local plan should be approved without delay. The NPPF identifies a number of key 
issues for the delivery of sustainable development, those most relevant to this case 
are: 

 Section 4: Promoting sustainable transport  
 Section 6: Delivering a wide choice of quality homes; 
 Section 7: Requiring good design; 
 Section 8: Promoting healthy communities;  
 Section 10: Meeting the challenge of climate change and flood risk;  

 
7.3 The main policy considerations raised by the application that the Committee are 

required to consider are: 

7.4 Consolidated London Plan 2015 (LP): 

 3.3 Increasing housing supply  
 3.4 Optimising housing potential  
 3.5 Quality and design of housing developments  
 3.8 Housing choice  
 3.9 Mixed and balanced communities 
 3.11 Affordable housing targets  
 3.12 Negotiating affordable housing on individual private residential and mixed use 

schemes  
 3.13 Affordable housing thresholds  
 5.1 Climate change mitigation 
 5.2 Minimising carbon dioxide emissions  
 5.3 Sustainable design and construction  
 5.13 Sustainable drainage  
 6.9 Cycling  



 6.10 Walking 
 6.11 Smoothing traffic flow and tackling congestion  
 6.13 Parking  
 7.1 Lifetime neighbourhoods  
 7.2 An inclusive environment  
 7.3 Designing out crime  
 7.4 Local Character 
 7.6 Architecture 
 7.8 Heritage assets and archaeology 
 7.14 Improving air quality  
 7.19 Biodiversity and access to nature  

 
7.5 Croydon Local Plan: Strategic Policies 2013 (CLP1): 

 SP1.2 Place Making 
 SP1.3 Growth  
 SP2.1 Homes  
 SP2.3 & SP2.4 Affordable homes  
 SP2.5 Mix of homes 
 SP2.6 Quality and standard of homes 
 SP4.1 & SP4.2 Urban design and local character 
 SP4.13 Protection of heritage assets  
 SP5.2 Health and wellbeing  
 SP6.1 Environment and climate change  
 SP6.2 Energy and carbon dioxide reduction  
 SP6.3 Sustainable design and construction 
 SP6.4 Flooding 
 SP7.4 Biodiversity 
 SP8.3 & SP8.4 Pattern of development and accessibility  
 SP8.6 Sustainable travel choice  
 

7.6 Croydon Replacement Unitary Development Plan 2006 Saved Policies 2013 (UDP): 

 UD1 High quality and sustainable design 
 UD2 Layout and siting of new development 
 UD3 Scale and design of new buildings 
 UD6 Safety and security  
 UD7 Inclusive design  
 UD8 Protecting residential amenity 
 UD13 parking design and layout  
 UD15 Refuse and recycling storage  
 EP1 Control of potentially polluting uses  
 EP2 and EP3 Land contamination  
 T2 Traffic generation from development  
 T4 Cycling 
 T8 Parking  
 H2 Supply of new houses    

 
7.7 CLP1.1 &CLP2 



 The Partial Review of Croydon Local Plan: Strategic Policies (CLP1.1) and the 
Croydon Local Plan: Detailed Policies and Proposals (CLP2) have been approved 
by Full Council on 5 December 2016 and was submitted to the Planning 
Inspectorate on behalf of the Secretary of State on 3 February 2017. Policies 
which have not been objected to can be given some weight in the decision-making 
process. However, at this stage in the process no policies are considered to 
outweigh the adopted policies listed here to the extent that they would lead to a 
different recommendation.   

7.8 There is relevant Supplementary Planning Guidance as follows: 

 London Housing SPG March 2016 
 The London Mayoral (Draft) Affordable Housing SPG. This document is currently 

out for consultation which seeks to provide a more robust, transparent and clear 
approach to the delivery of affordable housing (both on and off site). The SPG also 
recognises a wider range of affordable housing tenures and how the value of 
these tenures might be maximised whilst ensuring overall affordability for 
Londoners to either rent a home or purchase a property. Whilst the London Mayor 
is encouraging all boroughs to adopt the approaches outlined by this draft SPG 
and it indicates a clear direction of travel, the weight to be afforded to this 
document is limited at present. 

 
8 MATERIAL PLANNING CONSIDERATIONS 

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

1. Principle of development  
2. Affordable housing  
3. Townscape and visual impact  
4. Residential amenity 
5. Housing quality 
6. Highway issues 
7. Trees and ecology  
8. Other planning matters  

 
Principle of Development  

8.2 The appropriate use of land is a material consideration to ensure that opportunities for 
development are recognised and housing supply optimised, including providing a 
variety of housing types and unit mix.   

8.3 The site is not subject to any policy designations that should be afforded weight in the 
determination of suitability of the land for use as residential, although the decision taker 
needs to also consider other related policies when determining the suitability and 
sustainability of proposed development. As the site is in a predominantly residential 
area, the principle of further residential development is appropriate.  

8.4 UDP Policy H5 permits new housing development on back-land sites if it respects the 
character of the area and protects residential amenity. The form, layout, siting and site 
area should respect the existing character and maintain adequate separation between 
existing and new development. These considerations are discussed in detail below.  



8.5 The adopted and emerging local plan and the adopted alterations to the London Plan 
have challenging housing targets and it is important that the borough maintains its 5-
year housing supply and contributes positively to the supply of new housing (across all 
unit sizes and tenures). The proposed 9 residential units will add to this supply.  

8.6 This proposed development would provide much needed housing whilst facilitating the 
delivery of affordable housing (on site and off site via a range of donor affordable 
housing sites) thereby maximising affordable housing delivery. These specific 
issues/benefits are further highlighted later in this report.  

8.7 The principle of the proposed use is acceptable subject to other material 
considerations as addressed below.    

Affordable Housing  

8.8 This is a “minor” application for the erection of 9x1 bed residential units and with strict 
adherence to policy, there is no requirement for this scheme to provide any affordable 
housing. However, as Members will be aware and by way of background, the 
application has been submitted as part of a wider programme of applications by the 
same applicant who is seeking to deliver an ambitious and progressive housebuilding 
programme (including the delivery of significant levels of affordable housing) across 
an extensive Portfolio and has indicated that it intends to deliver these schemes across 
a series of tranches. The applicant has confirmed their intention to adopt a donor site 
arrangement across the Portfolio and tranches to affordable housing delivery, with the 
sole purpose to maximise the amount of affordable housing that can be delivered 
across each tranche. This approach can be supported if it secures the delivery of more 
affordable housing than the normal policy approach. The sites included within Tranche 
2 are as follows: 

 Applicant’s affordable housing 
proposal – Tranche 2 

Proposed tenure 

Application 
Number 

Name 
Private 
units 

Affordable 
Rent units 

Shared 
Ownership 

units 
Total No of Units

16/06276/FUL Drovers Road  0 0 9 9
16/06366/FUL Academy 

Gardens 9 0 0 9
16/06273/FUL Coldharbour  0 0 8 8
16/06400/FUL Homefield 

House 24 0 0 24
16/06438/FUL Marston Way 12 0 0 12
16/06422/FUL Malling Close 

and Stockbury 
Road 27 0 14 41

16/06372/FUL Tollgate (C) 0 0 1 1
16/06337/FUL Thorneloe 10 0 0 10
16/06343/FUL Cheriton 

House 0 3 24 27
16/06275/FUL Eagle Hill 8 0 0 8
16/06374/FUL Ravensdale 

(site A + B) 28 0 0 28
16/06375/FUL Ravensdale 

(site C) 2 0 0 2



16/06432/FUL Warbank 
Crescent  0 20 16 36

 

TOTAL 120 23 72 215
 
8.9 Various major developments (Homefield House, Thorneloe Gardens, Ravensdale 

Gardens and Tollgate A&B) were reported to the 11th May 2017 Planning Committee) 
and the Drovers Road site is being treated as a donor site (to help maximise affordable 
housing delivery across the tranche and the wider Portfolio). The delivery of all units 
as shared ownership (which is intended to be captured as part of a subsequent S.106 
Agreement) represents a weighty material consideration in this case and helps to 
support the approach to maximise affordable housing across the tranche. 

  
8.10 As the applicant currently has no ownership interest in the land the subject of this 

proposed development, it is recommended that a planning condition be imposed 
preventing any development from taking place on site unless and until all parties with 
a legal interest in the land (including the applicant) have been joined as parties to a 
legal agreement under S.106 of the Town and Country Planning Act 1990. This would 
secure specific covenants specified to prevent occupation of a percentage of private 
sale units (related to major applications submitted within the tranche) until such time 
as prescribed levels of on and off site affordable housing across tranche been 
completed and are available for occupation/hand-over. The required heads of terms 
will be set out within any condition.  

 
8.11 This recommended approach (using a planning condition to require a later S.106 

Agreement to be completed) has been successfully tried and tested by the London 
Legacy Development Corporation in relation to sites near the former Olympic Stadium 
and a similar approach was taken in relation to the College Green/Fairfield Halls 
submission, which was accepted by the Planning Committee in February 2017. This 
approach will ensure that this important tranche of developments and the significant 
amount of affordable housing will be delivered.    

8.12 Planning applications have been submitted for all sites within Tranche 2. Five 
applications are being reported to Planning Committee; four applications were reported 
to the 11th May Planning Committee with this application being the fifth. Other 
applications within the tranche are proposed to be determined under delegated 
powers. The affordable housing analysis covers all the sites in the tranche, so should 
an application be refused by Planning Committee or under delegated powers, it would 
be necessary to refer this application back to Planning Committee as the merits of the 
case is predicated on a tranche wide affordable housing delivery mechanism. 

Townscape and Visual Impact  

8.13 The proposed building would be located at the rear of existing properties on Drovers 
Road. The building would have a ridge height that would be approximately 0.9m higher 
than the existing surrounding buildings and the building would be narrower in width 
than the block fronting Drovers Road.  

8.14 The development would comprise three-storeys with a distinctive criss-cross shape. 
The building would have an external finish of varying brick tones which would break up 
its mass. The tones of the brick work would be taken from the colours of the adjacent 
buildings. The roof form has been altered from gable ends to hipped ends which has 



reduced its bulk. Whilst the distinctive design and number of storeys does differ from 
the immediately surrounding context, given its back-land location and overall form, the 
building wouldn’t be overly prominent from any public vantage points.    

8.15 The communal courtyard area would be entirely re-paved in two-tone concrete pavers 
creating a woven check pattern. The area would provide access for emergency 
vehicles (and one disabled parking space) only with the access points restricted by 
bollards. This area would, for most of the time, create an informal recreation space for 
the existing and new residents. Whilst objections have been raised about the loss of 
the green space some existing residents have use of more private areas of amenity 
spaces situated to the rear of two of the existing blocks and it is arguable whether the 
existing green space provides valuable amenity space. A well landscaped courtyard 
(using high quality materials) could well provide a more durable and usable space for 
residents – creating more of a mews-type environment to the development and estate. 
The courtyard would be framed along the north and south edged by 8 birch trees in 
raised planters. It is possible that there may be scope for additional soft landscaping 
around the borders of the site and as such further details could be requested by 
condition.      

Residential Amenity  

8.16 The building has been specifically designed for this site with a cross shape to limit the 
impact on the immediately adjacent properties as far as possible.  At its closest point 
the building would be 7.2 metres from the front elevations of the adjacent blocks to 
either side, increasing to 11 metres at its furthest point. This arrangement would have 
a wider relationship compared to the existing development, situated towards the 
northern end of the site where there is a gap of only 4.5m between blocks. However, 
it is appreciated that those properties have an alternative outlook onto Drovers Road. 
The angled “criss-cross” design and siting would limit any stark “flat” elevations being 
near the adjacent buildings which helps to reduce the apparent visual impact of the 
proposed block and the effect of the development on the outlook from the two southern-
most units. This impact has been helped to a certain extent by the removal of previous 
gable roofed features and the introduction of hipped roof elements which has helped 
reduce the apparent bulk of building and consequent impact on outlook. The layout 
and cross-cross footprint has also helped limit any apparent privacy loss within the site 
and across adjacent sites, with views being angled towards existing residential 
windows and across the neighbouring Conservative Club site (situated to the south). 
Furthermore, the elevations and some specific windows are proposed to be covered 
with a white pressed metal embossed grid to further limit overlooking. Within3 these 
specific windows, open glazed sections would be at high level.  

8.17 The proposed building would be located at a minimum distance of 13 metres from the 
existing northern block, increasing to a maximum distance of 17 metres. Again, the 
criss-cross form would prevent windows from directly facing the northern block. This 
distance would ensure that the new building would not unduly overbearing and would 
also be separated by the communal courtyard and new tree planting. Whilst there 
would be windows and balconies within the elevations (albeit at an angle to the 
northern block) it is noted that the existing layout of development results in a similar 
arrangement and therefore the proposal would not cause any significant additional 
overlooking in comparison to the existing situation.  

8.18 A Daylight and Sunlight Assessment was undertaken, which has been updated 
following amendments to the scheme and in response to officers’ comments – 



requesting testing of daylight distribution within specific rooms of properties 
immediately impacted by the scheme.  

8.19 The originally proposed building with gabled ended roofs resulted in daylight 
transgressions to 19% (13) of the windows in the adjacent buildings which is below the 
recognised guidelines for “Vertical Sky Component” (VSC) as highlighted by BRE 
Guidance. Nine of these windows served living rooms. The reduction of light as a 
consequence of the development would be high, in view of the existing open 
relationship (affecting units located towards the southern end of the site). It is always 
recognised, especially as the BRE Guidelines assume densities to be standardised, 
that in urban situations or in areas of more intensive forms of development, it is 
sometimes difficult to comply fully with BRE Guidance in all situations whilst delivering 
housing at higher densities.         

8.20 To reduce this impact, the roof form was altered to provide hipped ends so that the 
height and mass adjacent to the neighbouring properties has been reduced. The 
subsequent Daylight and Sunlight Assessment results indicate that 87% of the 
windows would fully comply with BRE guidance (27% VSC). Therefore 9 (13%) 
windows were shown to still fall short of the criteria. Out of these 9 windows, 4 serve 
bedrooms where the main requirement for daylighting is less important due to the lower 
expectation of daylight as they are mainly occupied at night time. The remaining 5 
windows serve 3 living rooms immediately facing the development. The site is located 
within a more urban setting where lower VSC levels (18% VSC) can be acceptable and 
it is significant that all the affected windows would satisfy this lower VSC target.  

8.21 A Daylight Distribution test (DD) was undertaken to the rooms served by the windows 
which did not meet the 27%. Of the 7 rooms tested 5 met the target values as set out 
in the BRE Guidelines, with the two rooms that fell short being bedrooms, which the 
BRE deems less important. 

8.22 All windows tested for sunlight will continue to meet annual and winter target values 
set out in BRE guidance. The communal amenity area tested would exceed the BRE 
target criteria for sunlight with over 89% (well over the target 50%) of the area 
continuing to receive at least two hours of direct sunlight on 21 March. 

8.23 Croydon Conservative Club is located directly to the south of the site and comprises a 
single-storey non-habitable building, car park and garden area. Given the use of this 
area, the proposal would cause no adverse impact. Similarly, officers have viewed the 
site from the south and consider that the development would not prejudice the future 
redevelopment of this site – should it come forward in the future.  

8.24 The dwellings beyond the Conservative Club, on Uplands Road and Selsdon Road, 
have rear gardens that face the site. Their rear boundaries are a minimum distance of 
approximately 20 metres from the proposed development and the rear elevations are 
over 30m away. Given this distance and the orientation of the buildings, the proposal 
will cause no harmful adverse impact on these properties by way of causing any loss 
of outlook, privacy or light.    

8.25 Overall, the proposal has been designed to ensure there would be no significantly 
harmful impact on the amenities of any adjacent residential properties. Whilst it is 
appreciated that outlook and light will be altered this would not be overly dramatic and 
in view of the circumstances of the case and other factors, including the delivery of 



additional housing/affordable housing, the effect of the development on immediate 
residential occupiers would be acceptable.     

Living Conditions of Future Occupiers  

8.26 Policy SP2.6 requires that all new homes meet the needs of the residents over a 
lifetime by achieving the minimum standards set out in the Mayor of London’s Housing 
Supplementary Planning Guidance. The Nationally Described Space Standards 
(NDSS) provide minimum technical space standards for new dwellings in terms of the 
internal amenity space. All the proposed units meet the minimum required internal 
space standard.  

8.27 All flats are designed with dual or multiple aspect, every flat having south facing aspect. 
The Daylight Assessment found four transgression to the Average Daylight Factor 
(ADF), all of which would occur to living/kitchen/dining rooms. Whilst the results are 
considered marginal as they fall just short of the recommended 2% for kitchens, these 
rooms would exceed the recommended 1.5% for living rooms. DD tests have also been 
undertaken which show that all the 18 rooms assessed all would exceed the BRE 
targets. In terms of sunlight, out of the 18 windows assessed 14 met the BRE target 
values, with only 5 falling marginally short. Whilst the sunlight guidelines relate to living 
rooms only, 2 of the windows that fell short of the target would serve bedrooms and, 
as such, the failures would not be significant. The remaining 3 shortfalls would relate 
to living/kitchen/dining rooms. Any transgressions would be further mitigated through 
the introduction of dual aspects to affected rooms and overall, failures (when viewed 
in the round) are marginal. 

8.28 As regards external amenity space, the London Housing SPG states that a minimum 
of 5 sqm of private outdoor space should be provided for 1-2 person dwellings. UDP 
Policy UD8 requires development proposals to provide residential amenity space to be 
considered as an integral part of the design of the overall development concept. Each 
unit has a separate balcony/amenity space which accord with the required space 
standard. The shape and layout of development limits light to some of the external 
amenity areas in the winter, however it is recognised that the communal area exceeds 
the target.  

8.29 Environmental Health have required that due to the proximity of adjacent properties to 
the proposed development, an assessment of environmental noise is required. This, 
as well as any resultant mitigation measures can be sought by condition.   

8.30 A Contaminated Land Assessment has been undertaken. The results of the site 
investigation shows exceedances of the human health screening criteria therefore 
some remedial action will be required. Only one round of gas monitoring has been 
carried out therefore a further two rounds of gas monitoring is required. The Council’s 
Contaminated Land Officer recommends that a remediation strategy is submitted by 
condition.  

Highway Issues   

8.31 The site is located within an area with a public transport accessibility level (PTAL) rating 
level of 5 which is considered to have very good access to local transport links.  The 
site is located approximately 5 minutes-walk from South Croydon train station as well 
as being near bus stops, schools, and local shops and services on Brighton Road and 



Selsdon Road. It is also within walking distance of green open space such as Haling 
Park.    

8.32 Policy SP8.17 seeks to ensure that there is an appropriate level of car parking and the 
London Plan Policy 6.13 sets out maximum parking standards for new residential 
development, requiring developments with 1-2 bedrooms to have less than 1 space 
per unit. In areas of good public transport accessibility, all developments should aim 
for significantly less provision than the standards suggest.   

8.33 A car free scheme is proposed for the 9 units. This is considered appropriate in this 
location given the high PTAL and proximity to South Croydon railway station, bus stops 
and walking distance to a range of services and amenities. The development 
comprises all one bedroom units, less suitable for family accommodation whereby it is 
expected that car usage will be less. A car free scheme accords with the thrust of 
London Plan policy which aims to slow the increase of car use within London. 

8.34 The site is located within a Controlled Parking Zone (CPZ) and therefore parking on 
street near the site requires a residents parking permit. On street car parking is at a 
premium and consequently, it is considered necessary to restrict car parking permits 
for future residents of the development. This would be secured through use of a future 
S.106 Agreement which would be engaged if/when ownership arrangements change. 
To reduce potential parking demand, future residents of the scheme would not be 
eligible to apply for a parking permit, which would prevent them from parking for any 
extended period on the streets around the site and would therefore constrain potential 
parking demand and encourage more sustainable journeys to and from the site.    

8.35 Within the site there are 18 informal parking spaces for the existing residents which 
would be removed because of the development. The applicants overnight parking 
stress survey has found 11 of these spaces to be in use (over two occasions), whilst 
assessment by officers identified 15 spaces being used (when they were inspected 
independently). The overnight parking stress survey found on-street parking stress 
within a 200m radius of the site to be at a saturated level. Once yellow lines, pay and 
display, residents and disabled car parking bays are removed from the analysis (as 
restricted car parking spaces) there were no unrestricted spaces available on street. 
There are 24 off-street pay & display or permit holder’s bays and a further 6 on-street 
spaces. 

8.36 The applicants Transport Assessment has been updated (at the request of officers) to 
further investigate the effect of the loss of existing on-site parking through partial 
redevelopment of the site. Three new parking spaces have always been proposed to 
be provided off Drovers Road (towards the north-eastern part of the site) as well as 
one wheelchair accessible bay within the site; all available for existing residents. 
Discussions with the Council’s Parking Team suggest that a concession could be made 
in this exceptional case, to allow existing residents with vehicles registered at their 
address to be entitled to have up to one permit – to help mitigate the loss of existing 
car parking. Other measures which could mitigate the loss of parking and potential 
increase in demand for parking space in this road might well include a dedicated “car 
club” bay to provide an alternative for those residents who do not necessarily need a 
car on a regular basis, especially where parking space is at a premium. One further 
measure would be to potentially reduce the length of stay for pay and display 
arrangements (from 4 – 2 hours) thereby re-prioritising the use of the available bays – 
making it less attractive to pay and display customers, giving higher priority to resident 
permit holders.  



8.37 Whatever the scenario, this development (even with permit restrictions for future 
residents) will result in increased on-street car parking pressures within Drovers Road 
and the immediate vicinity. The Transport Assessment invited the Council to review 
potential for converting short sections of yellow line marking along Junction Road, 
Selsdon Road and Upland Road to create opportunities for further resident - only bays 
although highway colleagues have advised that this was reviewed relatively recently 
with no opportunities identified.  

8.38 In short, the development will add pressure on existing on street car parking 
arrangements and residents who may be successful in applying for on street resident’s 
car parking permits may well be required to park further away from their homes 
(pressure on existing street parking within the CPZ tends to be less when parking on 
the west side of Brighton Road for example). Furthermore, the site is located within an 
area of high levels of public transport accessibility and is relatively close to town centre 
amenities and the overall approach in such circumstances is to reduce reliance on the 
private car. Limited availability of car parking is one way to encourage a modal shift 
away from the private car and onto public transport or via other, more sustainable 
transport modes (including cycling and walking).  

8.39 Overall, the development will result in additional on street car parking pressures but 
with some potential to put in place mitigation measures (car club space and with 
modification of pay and display arrangements) and with the overall push to reduce 
reliance on use of the private car in sustainable locations, the development would, on 
balance be acceptable in this regard. By incorporating these measures, the vehicles 
displaced because of the development, might well be able to park on the surrounding 
road network without unacceptably affecting the ability for residents of adjacent 
properties (who have permits) to park.  

8.40 Covered and secure cycle storage areas are proposed to the sides of the existing 
blocks to provide 10 spaces which would accord with the requirements of the London 
Plan.   

8.41 A new refuse storage structure would be provided to the front of the existing block 
adjacent to Drovers Road whereby refuse could be collected from the highway. The 
block would be located 4 metres in front (and to the side) of the existing building which 
is a similar arrangement to the existing flats in this development.   

8.42 Access into the site would be provided for emergency vehicles and the one wheelchair 
accessible bay only. The existing accesses would be retained to provide adequate 
access into and out of the site in forward gear. Access would be controlled by the 
provision of a retractable bollard to each entrance.   

8.43 A preliminary Construction Logistic Management Plan (CLMP) has been submitted 
with the application. As the development is at planning application stage, a contractor 
has not yet been appointed and it is therefore the applicant has not been able to 
provide full details of site layout and management or the numbers or timing of 
deliveries. Prior to the appointment of the Principal Contractor, a Construction 
Management Plan (CMP) should be developed alongside the Pre-commencement 
Health and Safety Information (PCI), also required by the Construction (Design and 
Management) regulations 2015 (CDM 2015).  

 



Trees and Biodiversity  

8.44 The Arboricultural Report identified that there are four individual trees within the study 
area, three within the site and one outside of the boundary, all category C or U (low 
grade). The proposed development necessitates the removal of three Category C trees 
within the site. These trees are located to the rear of the site and are not overly visible 
within the public realm. The loss of the trees would be mitigated by the provision of 8 
replacement trees within the site along the sides of the proposed communal courtyard 
which would provide a planned and uniform approach to the space.  

8.45 An Ecological Assessment has been submitted with the application. The existing trees 
on site have potential to support common nesting birds but no other protected or 
notable species. Appropriate timing of vegetation removal/pre-works checks and 
replacement trees will ensure that there is no impact on nesting birds or roosting bats 
resulting from the proposed scheme. The introduction of herbaceous planting will 
enhance the biodiversity of the site and additional enhancements are proposed for 
nesting birds and roosting bats including integral bird and bat boxes. These 
enhancement measures would be secured by condition.   

Other Planning matters 

Flood Risk and Sustainable Drainage (SuDS)  

8.46 A Flood Risk Assessment (FRA) has been prepared to support the application. The 
development site is located within a Critical Drainage Area with the majority of the site 
being within Flood Zone 1 and the southern most part encroaching within Flood Zone 
2. The Environment Agency has no objection to the development.  

8.47 To ensure that the proposed scheme does not detrimentally affect surface water flood 
risk in its local drainage catchment a drainage strategy is proposed that will implement 
forms of SuDS appropriate to site specific constraints. Using soakaways, infiltration 
blankets and soft landscaping, the proposed development will attenuate surface water 
flows, provide water quality treatment and prevent downstream flooding. Appropriate 
SuDS measures can be secured by condition.  

Energy Requirements  

8.48 The applicant has submitted a Sustainability Statement which outlines that sustainable 
design and energy management measures have been incorporated to achieve a 
reduction in carbon dioxide emission of 19% beyond 2013 Building Regulations. 
Energy use will be minimised through demand reduction and passive measures such 
as high levels of insulation and high efficiency glazing and the use of natural ventilation. 
Roof mounted Solar PV (4 panels) will generate 1.16kW of electrical energy and water 
fittings are specified to meet a target of 105 litres per person per day or less. These 
measures can be secured by condition.  

Archaeology  

8.49 The site lies in an area of archaeological interest (Archaeological Priority Area) 
identified for the Local Plan: London to Brighton Roman Road. An archaeological desk 
based assessment was submitted as part of the planning application and found that 
although it is concluded that the potential for survival of archaeological deposits on the 
site is moderate to low or low for all periods, the site is located in proximity to a number 
of known archaeological sites including those recorded at 15-17 Brighton Road, and it 



is also located within the London to Brighton Roman road Archaeological Priority Area. 
As such it is recommended that an archaeological evaluation should be undertaken at 
the site to establish the survival of any buried archaeological features. Historic England 
agrees with the recommendation and therefore recommends an archaeological 
condition is attached to any permission granted.  

Community infrastructure Levy 

8.50 The development would be CIL liable. The levy amount has been calculated to ensure 
that the development contributes to meeting the need for physical and social 
infrastructure, including educational and healthcare facilities.  

Conclusions 

8.51 It is recommended on balance that planning permission should be granted.  

8.52 The scheme maximises the housing potential of the site (including the delivery of on-
site affordable housing) whilst contributing to affordable housing delivery across the 
wider tranche. The building would have a distinctive and interesting design which 
would not be overly prominent within the street scene and would not overly harm the 
visual amenities of the area. The building has been designed to ensure there would be 
no significantly harmful impact on the residential amenities of the surrounding 
properties.  

8.53 Given the high PTAL of the site a car-free is appropriate for the new development. 
Whilst the loss of the existing parking spaces on site will place pressure on existing 
on-street car parking capacity, the proposed replacement of on-site spaces and the 
potential for a car club spaces and changes in the way restricted car parking spaces 
are managed, might well help to mitigate this effect whilst recognising that the overall 
approach encouraged by planning policy is to limit reliance on use of the private car, 
especially in areas characterised by high levels of public transport accessibility – and 
to embrace more sustainable forms of travel, including walking a cycling. 

8.54 All other relevant policies and considerations, including equalities, have been 
considered. 


