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Application No.  16/06275/FUL - Garages South East Of Eagle Hill, Upper Norwood, 
London, , 
_________________________________________________________________

1. SUMMARY

1.1 This report concerns an:
Application for full planning permission for:

Demolition of garages and erection of a two-storey building comprising 4 one 
bedroom and 4 two bedroom  flats together with landscaping and other 
associated works.

2. DECISION

Permission Granted Subject to the following condition(s) and reason(s) for condition(s) :-
 1 The development shall be carried out entirely in accordance with the documents and 
approved drawings listed on this decision notice. 

Reason: To ensure that an acceptable standard of development is provided and 
retained having regard to the policies of the Croydon Local Plan: Strategic Policies (2013) 
and Croydon Replacement Unitary Development Plan (The Croydon Plan 2006) Saved 
Policies 2013. 
 2 Prior to the commencement of any above ground works, details and samples of the 
external materials to be used for the development, to include samples showing the standing 
seam join of the metal panels shall be submitted to and approved in writing by the local 
planning authority. As well as this, detailed elevation and section drawings through typical 
facades indicating the assembly and transition between materials including window, door 
frames and reveals, and methods of attachment (fittings) shall be submitted to and 
approved in writing by the local planning authority. The development shall be constructed in 
accordance with the approved details. 

Reason: To ensure that the appearance of the development is satisfactory in 
accordance with Policy SP4.1 of the Croydon Local Plan: Strategic Policies (2013), Policy 
UD3 of the Croydon Replacement Unitary Development Plan (The Croydon Plan 2006) 
Saved Policies 2013 and Policies 7.4 and 7.6 of the London Plan (Consolidated with 
Alterations Since 2011). 
 3 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended) (or any Order revoking or re-enacting or 
amending that Order with or without modification), no windows or other form of openings 
other than those shown on the approved plans shall be inserted in the development hereby 
permitted.

Reason: To safeguard the privacy of the occupants of adjoining properties in 
accordance with Policy UD8 of the Croydon Replacement Unitary Development Plan (The 
Croydon Plan 2006) Saved Policies 2013.
 4 Prior to the commencement of any above ground works, details shall be submitted to 
and approved in writing by the local planning authority to demonstrate that the planters to 
the terraces will be an integral part of the buildings design and construction and cannot be 
removed. The development shall be constructed in accordance with the approved details 
and shall thereafter by retained as such. 



Reason: To safeguard the privacy of the occupants of adjoining properties in 
accordance with Policy UD8 of the Croydon Replacement Unitary Development Plan (The 
Croydon Plan 2006) Saved Policies 2013.
 5 The development shall not be first occupied until full details of both hard and soft 
landscape proposals have been submitted to and approved in writing by the local planning 
authority. Details shall include: Details of retaining walls and all boundary treatment; 
clarification of permeable and impermeable paving proposals; provision of detailed sections 
through all significant landscape components including raised planters and rain gardens; a 
schedule of landscape species and sizes and maintenance for a minimum period of 5 years 
to include climbing plants to the wall behind the substation. The approved landscape 
scheme shall be implemented prior to the occupation of the development hereby approved 
(or within such longer period as the local planning authority may previously agree in writing) 
and thereafter be retained.

Reason: To ensure the provision, establishment and maintenance of an appropriate 
landscape scheme in the interests of the visual amenities of the locality in accordance with 
Policies UD2, UD13 and UD14 of the Croydon Replacement Unitary Development Plan 
(The Croydon Plan 2006) Saved Policies 2013. 
 6 No development shall take place until an Arboricultural Method Statement (detailing 
all aspects of construction and staging of works) and a Tree Protection Plan in accordance 
with British Standard 5837:2012 (or later revision) has been submitted to and approved in 
writing by the local planning authority. The development shall be carried out in accordance 
with the agreed details. No equipment, machinery or materials shall be stored, placed or 
disposed of above or below ground, the ground level shall not be altered, no excavations 
shall be made, nor shall any fires be lit within the Root Protection Area of the tree. The 
protection measures shall be maintained in accordance with the approved details, until all 
equipment, machinery and surplus materials have been moved from the site.

Reason: To ensure that trees which contribute to visual amenity can be retained 
and are not damaged by the construction and associated works in accordance with Policies 
UD2, UD13 and UD14 of the Croydon Replacement Unitary Development Plan (The 
Croydon Plan 2006) Saved Policies 2013.
 7 The development hereby approved shall be carried out in accordance with the 
mitigation and enhancement measures details in Section 5 of the Ecological Assessment by 
Arcadis, reference CRO_ARC_09A_450_RP_E_D03 (dated December 2016), prior to the 
occupation of the development. The approved measures shall thereafter be maintained. 

Reason: To preserve and enhance biodiversity and habitats in accordance with 
Policy NC2 of the Croydon Replacement Unitary Development Plan (The Croydon Plan 
2006) Saved Policies 2013 and Policy SP7.4 of the Croydon Local Plan: Strategic Policies 
(2013).   
 8 The development hereby approved shall not be occupied until space has been laid 
out within the site in accordance with the approved plans for cycles to park. The parking 
area shall be permanently retained exclusively for its designated purpose.

Reason: To promote sustainable travel in accordance with Policy SP8.7 of the 
Croydon Local Plan: Strategic Policies (2013).   
 9 Notwithstanding anything contained in Schedule 2 to the Town and Country Planning 
(General Permitted Development) Order 2015 (or any amendment or replacement thereof), 
prior to the commencement of any building or engineering operations, a Construction 
Method Statement / Logistics Plan shall be submitted to the local planning authority for 
approval. The Statement shall include the following information for all phases of the 
development, which shall only be implemented as approved:-

(a) hours of construction, 
(b) hours of deliveries,



(c) parking of vehicles associated with deliveries, site personnel, operatives and 
visitors,

(d) facilities for the loading and unloading of plant and materials,
(e) details of the storage facilities for any plant and materials,
(f) the siting of any site huts and other temporary structures, including site 

hoardings,
(g) details of the proposed security arrangements for the site,
(h) details of the precautions to guard against the deposit of mud and substances 

on the public highway, to include washing facilities by which vehicles will have their wheels, 
chassis and bodywork effectively cleaned and washed free of mud and similar substances 
prior to entering the highway

(i) details outlining the proposed range of dust control methods and noise 
mitigation measures during the course of construction of the development, having regard to 
Croydon Councils 'Code of Practice on Control of Pollution and Noise from Construction 
sites', BS 5228, Section 61 consent under the Control of Pollution Act 1974, and the 
'London Best Practice Guidance to Control Dust and Emissions from Construction and 
Demolition'.

Reason: In order to ensure that the development does not prejudice the safety or free 
flow of pedestrian and vehicular traffic on the highway or cause undue inconvenience to 
other users, or adversely impact on the amenities of the occupiers of nearby properties as 
required by Policies UD8, UD12, T2 and EP1 of the Croydon Replacement Unitary 
Development Plan (The Croydon Plan 2006) Saved Policies 2013.
10 The residential units hereby approved shall not be occupied until they has achieved a 
water efficiency standard using not more than 105 litres per person per day maximum 
indoor water consumption.

Reason: To ensure the efficient use of energy and construction, in accordance with 
policy SP6.3 of the Croydon Local Plan: Strategic Policies (CLP1) 2013 & Policy 5.15 of the 
London Plan (Consolidated with Alterations Since 2011).
11 Prior to occupation of the development, details confirming that the development shall 
achieve a reduction in carbon dioxide emissions of 19% beyond the 2013 Building 
Regulations shall be submitted to and approved in writing by the local planning authority.

Reason: To ensure the efficient use of energy and construction and to enhance 
biodiversity, in accordance with Policy SP6.3 and SP7.4 of the Croydon Local Plan: 
Strategic Policies (CLP1) 2013 & Policy 5.2 of the London Plan (Consolidated with 
Alterations Since 2011).  
12 The development hereby permitted shall accord with the recommendations of the 
Drainage Strategy by Arcadis (reference CRO_ARC_9A_050_RP_C_D03), dated 
December 2016, except for the following where further details shall be submitted to and 
agreed prior to any above ground works: A 40% allowance for climate change; and 
discharge rate. The development shall be constructed in accordance with the approved 
details.   

Reason: To ensure that the principles of sustainable drainage are incorporated into 
the development and to reduce the impact of flooding in accordance with in accordance with 
Policy SP6.4 of the Croydon Local Plan: Strategic Policies (CLP1) 2013. 
13 The development hereby permitted shall accord with the recommendations of the Air 
Quality Assessment by Arcadis (reference CRO_ARC_09A_400_RP_AQ_D03), dated 
December 2016.  

Reason: To safeguard the occupants of the proposed development and adjoining 
properties in accordance with Policies EP1 and UD8 of the Croydon Replacement Unitary 
Development Plan (The Croydon Plan 2006) Saved Policies 2013. 
14 The noise level from any air handling units, mechanical plant, or other fixed external 
machinery should not increase the background noise level when measured at the nearest 



sensitive residential premises. In effect, this means the noise level from any new units 
should be at least 10dB below existing background noise levels.

Reason: To safeguard the amenity of adjoining properties in accordance with Policies 
UD8 and EP1 of the Croydon Replacement Unitary Development Plan (The Croydon Plan 
2006) Saved Policies 2013.
15 Before the development including demolition is begun an intrusive site investigation 
and assessment into the possibility of soil, water and gaseous contamination must be 
carried out to the approval of the local planning authority. The assessment shall include two 
grounds of gas monitoring. The investigation report shall include a risk assessment and 
details of remediation if required. Remedial works which are shown to be required must be 
approved by the local planning authority before any such works are carried out and 
completed prior to the occupation of any building.  A validation report detailing evidence of 
all remedial work carried out must be submitted to and approved in writing by the local 
planning authority at the conclusion of the work and before any occupation of the properties. 
The developer shall notify the local planning authority of any on site contamination not 
initially identified by the site investigation so that an officer of the Council may attend the site 
and agree any appropriate remedial action. 

Reason: To ensure the safe development of potentially contaminated land in 
accordance with Policy EP3 of the Croydon Replacement Unitary Development Plan (The 
Croydon Plan 2006) Saved Policies 2013.
16 The development shall be begun within three years of the date of the permission. 

Reason: To comply with the provisions of the Town and Country Planning Act 1990 
as amended by the Planning and Compulsory Purchase Act 2004.

 
In reaching this decision the Local Planning Authority has sought to work in a positive and 
pro-active manner based on seeking solutions to problems in the following way:

To assist applicants the Local Planning Authority has produced policies and written 
guidance, all of which is available on the Council's website and which offers a pre planning 
application advice service. The scheme was submitted in accordance with guidance 
following pre application discussions and subsequent Local Planning Authority's suggested 
improvements were adopted by the applicant.

Informative(s):

 1 This application forms part of a tranche of applications. They have been determined 
in accordance with the proposed affordable housing schedule set out below:

16/06276/FUL  Drovers Road - Private - 0 SO - 9 AR - 0 TOTAL - 9
16/06366/FUL  Academy Gardens - Private - 9 SO - 0 AR - 0 TOTAL - 9
16/06273/FUL  Coldharbour Road - Private - 0 SO - 8 AR - 0 TOTAL - 0 
16/06400/FUL  Homefield House - Private - 24 SO - 0 AR - 0 TOTAL - 24
16/06438/FUL  Marston Way - Private - 12 SO - 0 AR - 0 TOTAL - 12
16/06422/FUL  Malling & Stockbury - Private - 27 SO - 14 AR - 0 TOTAL - 41
16/06372/FUL  Knole Close - Private - 0 SO - 1 AR - 0 TOTAL - 1
16/06337/FUL  Thorneloe Gardens - Private - 10 SO - 0 AR - 0 TOTAL - 10 
16/06343/FUL  Cheriton House - Private - 0 SO - 24 AR - 3 TOTAL - 27 
16/06275/FUL  Eagle Hill - Private - 8 SO - 0 AR - 0 TOTAL - 8
16/06374/FUL  Ravensdale Gardens - Private - 28 SO - 0 AR - 0 TOTAL - 28 
16/06375/FUL  Rushden Close - Private - 2 SO - 0 AR - 0 TOTAL - 2



16/06432/FUL  Warbank Terrace - Private - 0 SO - 16 AR - 20 TOTAL - 36

 2 IMPORTANT 

Community Infrastructure Levy.

A.       You are advised that under the Community Infrastructure Levy Regulations 
2010 on commencement of the development a financial payment will be required to 
Croydon Council and the Mayor of London. In relation to retrospective applications 
where the development has already taken place, the financial payment is due 
immediately on the grant of planning permission. The payment to the Mayor of 
London will be forwarded by Croydon Council.

B.        A separate Liability Notice will be issued to any person who has assumed 
liability for the payment. If no person or body has already assumed liability then within 
14 days of this permission the names and addresses of the person(s) responsible for 
the CIL payment should be forwarded to the Council using the agreed forms which 
can be obtained from the planning portal from the link below.

www.planningportal.gov.uk/planning/applications/howtoapply/whattosubmit/cil

C.        If no person or body has assumed liability, payment will be required from the 
owner of the land at the time of commencement of works. It should be noted that for 
the purpose of the above regulations commencement of the development will 
comprise any works of demolition necessary to implement the planning permission.

D.        For further information please visit the Croydon Council's website at:
www.croydon.gov.uk/cil

 3 In order to give Publicity to this planning application the Council displayed a total of 6 
site notices in the locality of the application site. Please make arrangements for these 
notices to be removed.

 4 Before commencing work on the site to ensure an environmentally acceptable 
construction process, and  possible enforcement action, you should consult the 
Council's "Code of Practice on the Control of Noise and Pollution from Construction 
Sites".  The Code gives advice on how to undertake work on site in a considerate 
manner. A copy can be obtained by calling 020 8760 5483.

Officer Report:

1 PROPOSAL AND LOCATION DETAILS

Proposal

1.1 This application proposes the demolition of the existing garages and the erection 8 
residential units with landscaping and other associated works.

1.2 The 8 units would be with massed over two storeys in a linear form. The ground floor 
would comprise 4 x two bedroom units and the first floor 4 x one bedroom units.  
Each unit would have a private amenity area in form of a courtyard garden or a roof 
terrace. Access to first floor flats would be via an external staircase to western side of 



the building. The building would have a mostly flat and part pitched roof. The flat 
roofs would be green roofs partly covered in PV panels.  

1.3 No on-site parking is proposed. A shared cycle and refuse storage area would abut 
the south western side boundary of the site with the highway. The existing substation 
on the site and access to it would be retained.     

1.4 This application has been submitted as part of a wider development objective by 
Croydon Council to deliver 1020 residential units of which 477 will be affordable. 
Given the number of sites involves and their complexity, each site is the subject of a 
separate planning application and the portfolio as a whole divided into four tranches 
whereby affordable housing and tenure is split and considered over the tranche as a 
whole. This site sits within Tranche 2.

1.5 All 8 units would be for private ownership.   

Site and Surroundings 
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                    
1.6 The application relates to a Council owned garage court which has access from Eagle 

Hill. The site houses two rows of garages which number 23 in total and an electricity 
sub-station. Existing vehicular and pedestrian access is from the west boundary via 
Eagle Hill.  

1.7 The site is surrounding by residential development, mostly terraced dwellings or flats. 
Land levels fall sharply from north east to south west. The terraced dwelling to the 
north are located on a significantly higher level and the properties to the south on a 
significantly lower level. To the west are flats and a hardstanding clothes drying area. 
To the east are rear gardens of dwellings that are situated within the Harold Road 
Conservation Area.     

1.8 There are no land use designations for the site identified on the Croydon Local Plan 
Policies Map.

Planning History  

1.9 None relevant  

2 CONSULTATION RESPONSE

2.1 None 

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

3 LOCAL REPRESENTATION

3.1 The application has been publicised by way of 6 site notices displayed in the vicinity of 
the application site. 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: 3 Objecting: 0   Supporting: 1  Comment: 2



3.2 The following issues were raised in representations that are material to the 
determination of the application, and they are addressed in substance in the next 
section of this report:

Concerns 

 Will our view be impaired?
 Will the proposal cause overlooking of our property? Will this be exacerbated by 

the reduction in height of the existing garage wall? 
 Possible loss of light to properties on Hancock Road
 Hours of construction may cause noise nuisance
 Instability of adjacent gardens
 Loss of tree in garden of 11 Troy Road will increase instability of garden 

Support 

 Innovative use of waste space which is used for fly tipping 

4 MATERIAL PLANNING CONSIDERATIONS

4.1 The main planning issues raised by the application are:

1. The principle of development
2. Impact on the character of the area
3. Impact on the residential amenities of the adjacent occupiers
4. Living conditions of future occupiers
5. Impact on highway network 
6. Impact on trees and ecology  
7. Other matters 

Principle of development  

4.2 Croydon Local Plan Strategic Policy SP2.1 applies a presumption in favour of 
development of new homes. The Croydon Plan (UDP) Saved Policy H2 states that 
housing development will be permitted within the existing built-up area provided it does 
not conflict with the Council’s aim of respecting the character of residential areas and 
there is no loss of other protected uses. The site is located within an established 
residential area. The garages are not well used and there is evidence that the site is 
used for fly tipping. The redevelopment of the site of 8 residential units makes for 
better utilisation of this previously developed land than the current situation.
 

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

4.4 Housing Mix – The development would provide 4 x one bedroom unit, 4 x two bedroom 
3 person units. Whilst this does not comply with target of delivering family units, larger 
accommodation considered more appropriate in other parts of the borough where 
parking spaces can be provided. The application must also be considered as part of 
Tranche 2 overall which aims to deliver 16% three bed plus units.

Impact on the character of the area 



4.5 The London Plan 2015 (Consolidated with Alterations since 2011) Policy 3.5 requires 
the design of all new housing developments to enhance the quality of local places, 
taking into account physical context; local character; density; tenure and land use 
mix. Policies 7.4 and 7.6 indicate that development should make a positive 
contribution to local character and should incorporate high quality materials that are 
appropriate to its context. Policies SP1.2, SP4.1 and SP4.2 of the Croydon Local 
Plan: Strategic Policies (2013) require all new development to be of a high quality 
that contributes to enhancing a sense of place and improving the character of the 
area. Policies UD2 and UD3 of the Croydon Plan (2006) Saved Policies 2013 state 
that development proposals should reinforce and respect existing development 
patterns, plots and building frontage widths, heights and proportions of surrounding 
buildings. 

4.6 There is no objection to the demolition of the existing garage structures which do not 
enhance the appearance of the area.  

4.7 The proposed building comprises a two storey building with a linear form.  Its form 
has been designed to reduce any impact outside of the site in terms of the impact on 
the amenities of adjacent properties (discussed below). It is a two-storey mass with a 
mostly flat green roof and a part pitch to the south. The building falls with the existing 
ground levels, and for this reason is not prominent from the north, and the pitched 
roof to the south softens its appearance and mass from this elevation. 

4.8 It is acknowledged that in terms of external materials, the scheme takes a different 
form than the surrounding buildings which are predominantly rendered or brick built.  
Aluminium wall panels are proposed at ground floor level with standing seam zinc 
cladding to the upper levels. The ground floor elements will not be overly visible 
outside of the site. The exact colour panel and samples of materials would be 
required by condition in order to ensure the build respects its surroundings. On 
balance officers consider that the development could be accommodated without 
causing harm to the appearance of the wider area. 

4.9 Currently the site is entirely hard surfaced. The scheme proposes to incorporate soft 
landscaping where possible in the form of strips of landscaping and climbing plants 
along to the pedestrian accesses to the units. As well as this a small area of soft 
landscaping is proposed at the front of the site. 

4.10 The site is located adjacent to the Harold Road Conservation Area.  The 
development does not lie within the direct sight-line of any historic views and the 
existing buildings on site do not enhance views of conservation area. The 
Conservation Officer has confirmed that a development of the proposed scale and 
massing has a negligible impact on the adjacent conservation area and locally listed 
buildings. The proposed zinc cladding should not be overly reflective, to ensure that 
the buildings are not unduly apparent in glimpsed views from the conservation area. 
Full details of their appearance will be sought by condition. 

4.11 Overall, the proposal has been designed to respect the layout of adjacent built form. 
Subject to agreeing a specific material palette prior to development, the proposal 
would cause no harm to the character or appearance of the area.  

Impact on the residential amenities of the adjacent properties  



4.12 London Plan Policy 7.6 states that buildings and structures should not cause 
unacceptable harm to the amenity of surrounding land and buildings, particularly 
residential buildings, in relation to privacy, overshadowing, wind and microclimate. 
Croydon Plan Saved Policy UD8 states that development proposals should not harm 
the residential amenity of adjoining occupiers. Policy EP1 states that development 
that may be liable to cause or be affected by pollution through noise or dust will only 
be permitted if the health, safety and amenity of the users of the site or surrounding 
area are not put at risk.  

4.13 The site is bound on three sides by residential development.  

4.14 To the north, the site abuts the rear gardens of dwellings on Dover Road/Troy Road. 
These properties are on a significantly higher ground level.  The rear gardens are 
approximately 9m long with a close-boarded fence along the boundary with the 
application site.  The proposed development would be situated on a lower ground 
level and the top of the development would be approximately 0.4m higher than the 
boundary fencing and 2m from the boundary.  Given this layout, the proposed will 
cause no loss of light or outlook to these dwellings. The development is proposed to 
have a green roof which will improve the visual appearance of the development for 
these properties. Details of retaining walls and boundary treatment would be required 
by condition.   

4.15 The proposed development would abut the eastern boundary. This boundary is 
located adjacent to the rear gardens of dwellings on Troy Road and Ikley Close. Troy 
Road is on a significantly higher level and therefore the development will cause no 
harm by way of being overbearing or causing any loss of light. Again, boundary 
details can be sought by condition. Given the orientation, the development will not 
harm 8 Ikley Close. No windows are proposed in the side elevation that would enable 
any overlooking.      

4.16 To the south, the existing garages abut the boundary with the rear gardens of the 
properties on Hancock Road. The change in ground levels means that the garages 
have a height of between 6.2m to 7m higher than the gardens. The existing wall on 
the boundary would be reduced in height to 1.8m and the proposed development 
would be set away from the boundary by 1.8m. Access to the new units would be to 
the southern side, the wall would prevent overlooking into the neighbours gardens. 
The set back and the pitched roof ensure the development would have no more 
harmful impact on these dwellings in terms of outlook than the current situation.  
Windows in the southern elevation are within the roof slope and therefore afford no 
overlooking. External terraces are proposed to the first floor flats. These would be   
set 4.5m back from the boundary and would be screened by a 1.5m high balustrade 
to ensure they would allow no overlooking.    

4.17 To the west, adjacent to the highway and opposite is a hardstanding area associated 
with a flatted development that fronts Hancock Road and Dover Road. Given the 
layout and distance away, there would be no impact on any properties to the west.  

4.18 A Daylight and Sunlight Assessment has been undertaken using BRE guidance 
which test for compliance against the British Standard Code of Practice for 
Daylighting. The report assesses the effects to the surrounding buildings, in terms of 
daylight and sunlight with comparison with BRE recommendations. Of the adjoining 
residential properties assessed, 16 were found to experience no alteration to their 



daylight and sunlight amenity outside of the BRE guidelines.  Four properties (63-69 
Hancock Road to the south west) face minor impacts to one room, however these 
transgressions are due to the steep topography of the site rather than the design of 
the proposed scheme. Further, these four rooms appear to be to bathroom windows 
which are deemed as non-habitable rooms.  

4.19 The proposal has been designed to ensure it would have no harmful impact on the 
amenities of any adjacent residential properties. Conditions requiring full details of 
the boundary treatment and to ensure no further windows are inserted in the 
boundary can be secured by condition.   

Living conditions of future occupiers 

4.20 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 of the proposed units meet the minimum 
required internal space standard.  

4.21 The new development will not be overlooked by the existing houses by reason of the 
design features outlined above. 

4.22 The Daylight and Sunlight Assessment finds that, in terms of internal daylight and 
sunlight, 16 of the 20 habitable rooms assessed will meet or exceed the BRE levels. 
All four rooms that do not reach the minimum levels are bedrooms which only miss 
the BRE target by 0.1% ADF.  

4.23 With regard to external amenity space, the London Housing SPG states that a 
minimum of 5sqm of private outdoor space should be provided for 1-2 person 
dwellings and an extra 1sqm for each additional occupant. 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 private courtyard or private terrace which accords with the required space 
standard.

4.24 Crime prevention measures – The development will have passive surveillance at the 
entrance forecourt from a living room window in an upper level flat and an additional 
bedroom window has also been added. The access to the flats is gated and kitchen 
windows face the entrances also offer passive surveillance to the entrance walkways.

4.25 A Contaminated Land assessment has been undertaken. Exceedances of the human 
health criteria has been identified therefore some remedial action will be required. 
Only one round of gas monitoring has been carried out therefore two further rounds 
are required. It is likely that that clean soils will need to be imported into the site. It is 
recommended that a remediation method statement is submitted to include the 
results of the gas monitoring. This can be secured by condition.

Impact on highway network
 
4.26 The number of trips expected to be generated by mode by the proposed scheme has 

been calculated using a combination of trip databases TRICS and TRAVL together 
with 2011 Census information. The trip generation analysis has indicated that the 



proposed scheme will generate a reasonably low level of vehicular traffic in the peak 
periods: three car trips in the AM peak and three in the PM peak with a total of 32 daily 
trips. The low level of trip generation is expected to result in a negligible effect on the 
adjoining highway network.  

4.27 The site is located within an area with a public transport accessibility level (PTAL) 
rating level of 1b which is considered to have poor access to local transport links.  The 
site is located approximately 400m from Crystal Palace and the array of local shops 
and amenities on the High Street.  Gipsy Hill Railway Station is located 600m from the 
site and the closest bus stop is 370m north west of the proposed scheme.    

4.28 There are 23 existing garages on the site of which 13 are in currently in use. 8 of these 
garages are let to people who dwell over 1 mile from the site and therefore it is 
reasonable to assume these garages are used for storage purposes. Therefore only 
five are likely to be used for parking. 

4.29 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. 

4.30 No parking spaces are proposed for the new development. The Transport Assessment 
shows that average car ownership in the vicinity of the site is calculated at 0.72 
vehicles per household (based against 2011 census). On this basis, it is assumed 
future users could generate a parking demand of 6 spaces. The overnight parking 
stress survey indicates a moderate to good amount of spare parking capacity within a 
200m radius of the site with 118 unrestricted spaces available overnight (65% stress) 
and 86 at school time (69% stress). The local highway has the potential to reasonably 
accommodate any new vehicles associated with the development as well as any 
potentially displaced as a consequence of the proposals. 

4.31 A bicycle storage area is shown to provide 12 spaces which provides two spaces per 2 
bed unit and one space per 1 bed unit. This accords with London Plan requirements. 

4.32 A refuse storage area is proposed adjacent to the highway boundary whereby refuse 
can be collected by Council operatives. Deliveries would also be from the adjacent 
highway. The existing sub-station on site would be retained in its current location with 
vehicle access retained off Eagle Hill, as per the existing arrangement. 

4.33  A preliminary Construction Logistic Management (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 being 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. 

Impact on trees and ecology  

4.34 An Arboricultual Report identifies that there are two trees adjacent to the site which fall 
on third party land whose root protection areas fall within the site.   



4.35 It is proposed to remove the tree within the garden of 17 Troy Road which is a 
Category U tree (tree of poor quality unsuitable for retention). This will require third 
party consent. The development will breach the Root Protection Area (RPA) of a 
Category C tree which is located in the rear garden of 11 Troy Road. The report states 
that it is unlikely that tree roots will be present as the existing buildings and hard 
surfacing currently occupy the space. This tree will require remedial pruning of 
overhanging limbs to facilitate the proposal. An Arboricultural Method Statement (AMS) 
will be required by condition in order to ensure adequate protection of this tree during 
demolition and construction works. 

4.36 Due to the constraints of the site, no new tree planting is proposed within the site. 
Areas of soft landscaping are proposed as far as possible including strips of planting 
along the entry walkways with climbing plants along the retaining walls. A small area of 
soft landscaping is proposed adjacent to the site entrance, however additional climbing 
plats could be introduced to the retaining wall to the front of the building, details of 
which can be secured by condition. Private courtyards/terraces will have rain gardens 
to collect rainwater. 

4.37 Ecology - An Ecological Assessment has been submitted with the application. The 
garages have low potential to support roosting bats, emergence re-entry surveys were 
undertaken and no bats were recorded emerging from or entering the buildings. The 
site has potential to support common nesting birds but no other protected or notable 
species. Appropriate timing of vegetation removal will ensure that there is no impact on 
nesting birds. Small areas of landscaping will partly mitigate the loss of a tree and 
additional biodiversity enhancements are proposed including an extensive biodiverse 
roof using predominantly native species, integral bat and bird boxes within the 
proposed buildings and invertebrate hotels on the roofs, all of which can be secured by 
condition. 
  
Other Planning Issues

4.38 SUDS – The proposed Drainage Strategy has been designed to match a greenfield 
development, through the use of permeable paving and soft landscaping, the proposed 
development will attenuate surface water flows, provide water quality treatment and 
prevent downstream flooding. A condition will be imposed to ensure the development 
accords with the measures outlined in the Drainage Strategy and to ensure that 
surface water is not increased as a result of the development.

4.39 The applicant has submitted a Sustainability Statement which outlines that sustainable 
design and energy management measures have been incorporated to meet the 
requirements of Policy SP6 and achieve carbon dioxide reductions equivalent to a 19% 
improvement on Part L 2013 Building Regulations.  The proposed energy strategy is 
based on demand reduction and passive measures, such as high levels of insulation 
and high efficiency glazing and lighting and use of natural ventilation. In addition, the 
development will include the installation of 5 roof mounted Photovoltaic Panels for the 
provision of supplementary renewable energy generation such that a significant 
reduction in CO2 emissions is achieved through renewable technology. Low flow water 
fittings are specified to meet a target of 105 litres per person per day or less. This can 
be secured by condition.

4.40 Community Infrastructure Levy – The development would be CIL liable.



Conclusions

4.41 All other relevant policies and considerations, including equalities, have been taken 
into account. It is recommended that planning permission is granted.

Case Officer: Samantha Dixon Tel: x61181
Contact: development.management@croydon.gov.uk   


