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1 INTRODUCTION 

Summary   

1.1 This Planning Statement has been prepared by Carter Jonas LLP (‘Carter Jonas’) in support of a full planning 

application made to the London Borough of Croydon (‘Croydon Council’) for the erection of a three-storey 

building comprising nine flats together with car parking, landscaping and other associated works (‘Proposed 

Development’) at Land south of Nos. 25-39 Drovers Road, Croydon, London, CR2 6PR (‘the Site’).  

1.2 The principal purpose of the Planning Statement is to test the compliance of the proposals for residential 

development against prevailing national and local planning policy guidance. 

 Structure of Planning Statement 

1.3 The sections of this Statement are structured as follows:  

 Section 2 - Brick by Brick (Croydon) Limited: describes the Applicant and the approach to the 

Smaller Sites Programme.  

 Section 3 - Site Context: describes the Site’s location, features and planning history. 

 Section 4 - Application Proposals: provides a summary of the key components of the Proposed 

Development. 

 Section 5 - Pre-Application Engagement: summarises Brick by Brick (Croydon) Limited’s approach 

to pre-application engagement with Croydon Council planning officers, the local community and 

stakeholders. 

 Section 6 - Planning Policy Context: provides an overview of planning policy documents and 

guidance notes relevant to Croydon Council’s determination of the Proposed Development. 

 Section 7 - Assessment of the Proposals: assesses the Proposed Development’s compliance with 

relevant planning policy and guidance. 

 Section 8 - Affordable Housing Assessment: provides site specific justification for the affordable 

housing strategy of the Proposed Development and its relationship to the trances of housing and 

community facility development within the Smaller Sites Programme.   

 Section 9 - Conclusions:  provides key conclusions and an overview of the planning justification for 

the Proposed Development. 
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2 BRICK BY BRICK (CROYDON) LIMITED 

The Applicant 

2.1 This section of our Planning Statement introduces Brick by Brick (Croydon) Limited (‘Brick by Brick’) and 

explains the relationship between it and Croydon Council, introduces the total portfolio of sites that is being 

brought forward for redevelopment / development now, and finally sets the proposed redevelopment of the 

Site at Drovers Road within the overall context of the Smaller Sites Programme.  

Croydon Council & Brick by Brick 

2.2 Croydon Council has set itself an ambitious corporate target to ensure that across the borough and across the 

public and private sectors, 1,900 new homes will be started each year over the next five years.  Croydon 

Council recognises that it will need to take a direct role in delivery if these ambitious figures are to be realised.  

2.3 In order to maximise its contribution towards meeting this objective, Croydon Council has committed to making 

best use of publicly owned land within its control to help deliver new housing. 

2.4 Croydon Council identified a number of possible sites / properties for redevelopment / redevelopment and 

commissioned an initial feasibility study of their development potential.  Alongside this study, Croydon Council 

established its own development company – Brick by Brick – to submit planning applications and secure 

development of the identified sites. 

2.5 Brick by Brick is a private, independent company, with Croydon Council acting as sole shareholder.  Its purpose 

simply is to deliver high quality, new, residential-led development on a range of Council-owned sites across 

the borough.  As well as being able to make sure the borough fully benefits from land value uplift and 

development returns, Brick by Brick will be able to deliver directly and act quickly to new opportunities in the 

market place. 

2.6 A further benefit of this approach is that the full value of development growth is kept in the borough – whether 

it be in the form of additional affordable housing, physical improvements in local centres or dividend return to 

Croydon Council to fund services. 

2.7 The intention is for Brick by Brick development activity to directly benefit local communities.  For example: 

 The programme will create much needed new homes of a variety of tenures and priority will be given 

to local residents through the sales and/or letting process. 

 For schemes delivered by Brick by Brick which include an affordable housing component, 

consideration is being given as to whether the affordable housing should be owned in the long term 

by Croydon Council (within the housing revenue account), a Council owned Registered Provider (e.g. 

Croydon Homes) or another registered provider. This will be agreed on a case by case basis as the 
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detailed applications for schemes come forward on individual sites and will be dealt with in the terms 

of disposal between Croydon Council and Brick by Brick. 

 Where community facilities exist on the sites to be developed, these will be replaced with new, purpose 

built facilities which address local need. 

 Where public car parking exists on the development sites, the new schemes will include new parking 

facilities. 

2.8 Brick by Brick was constituted formally by Croydon Council with the stated objective of submitting planning 

applications for all of the first sites in 2016 and occupation of the first homes targeted for late 2017 / early 2018. 

2.9 Its project teams have been working throughout 2016 towards the submission of the first planning applications 

in December 2016. 

Portfolio of sites and tranches 

2.10 On 20 June 2016, Croydon Council’s Cabinet approved the transfer of sites to be disposed to Brick by Brick 

subject to satisfactory terms and conditions being reached to the satisfaction of the Assistant Chief Executive 

acting in consultation with the Cabinet Members for Homes and Planning and Finance.  The site at Drovers 

Road was included in this transfer. 

2.11 The decision was based on the assumption that in this first phase of housing development led by the Council, 

a total of 1,026 units will be submitted for planning approval of which 474 will be affordable.  Approximately 

16% of all new homes will be 3 bed or larger.  This equates to more than 46% affordable housing provision by 

unit number and this meets the Council’s stated objective that the development of the portfolio should achieve 

the stated London Plan objective to “maximise affordable housing provision” (London Plan Policy 3.11) and is 

consistent with the Council’s own policy ambition to negotiate to achieve “up to 50% affordable housing 

provision on sites with ten or more units” (Policy SP2.4).   

2.12 The overall split between market and affordable housing within the entire portfolio, and also the split between 

affordable rent and shared ownership, is set out in the tables below: 
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Tenure Split Units % 

Private 522 53.8% 

Affordable  474 46.2% 

TOTAL  1,026 100% 

    

Affordable Units   % 

Shared 
ownership 310 65.4% 

Rent 164 34.6% 

TOTAL  474 100% 

2.13 Croydon Council has noted that over the period 2011-2015, only 23% of all new homes were affordable, and 

this was in part the justification to form Brick by Brick with a commitment to maximise the delivery of affordable 

homes.  No other London Borough has such an ambitious and clear policy commitment, or has taken such 

direct action. 

2.14 Given the number of sites involved and their complexity, it was never going to be possible for a single planning 

application to be submitted for separate sites, and it was accepted early on in the process that each site would 

be the subject of a separate application.  After careful consideration, and as agreed with Croydon Council’s 

planning team during the pre-application process, it was agreed that the portfolio would be divided into four 

tranches, with each site the subject of separate application. 

2.15 It was also agreed that the tranches will not be of equal size or tenure, and therefore between the tranches 

there will be minor differences in tenure, including shared ownership and affordable rented.  This is inevitable 

simply because of the need to try and geographically allocate the market housing and the affordable housing 

across the Borough.   

2.16 It also became apparent that on the smallest sites – less than 10 units - that it was not a policy requirement to 

develop mixed tenure.  It was also not practical or viable to do so.   

2.17 It became clear therefore that a flexible approach would need to be taken considering the portfolio as a whole, 

and then to place each tranche and each site within this. Croydon Council is content that the tenure of the 

smaller sites should be brought into consideration as part of the assessment of the portfolio as a whole, and 

therefore it is proposed that within each tranche, all of the applications would be determined at the same time 

and a s106 agreement would link all of the applications within that tranche to control tenure (and any other 

obligations). 
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2.18 It was agreed that the second tranche would comprise 11 schemes to deliver 216 dwellings, with 96 affordable 

which is 44% of the total and 23 of these are affordable rent (24%).  This is set out below: 

  Units % 

Private 121 56% 

Affordable  95 44% 

TOTAL  216 100% 

    

 Affordable Units  % 

Shared ownership 72 76% 

Rent 23 24% 

TOTAL  95 100% 

 

2.19 As noted, the proposals at Drovers Road will provide a total of nine shared ownership units in the form of 1 

bedroom flats.  
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3 SITE  CONTEXT  

SITE LOCATION  

3.1 The Site is situated in Croham Ward which is located in South Croydon.  

3.2 The Site is located to the south of an existing residential development formed of three two storey blocks on 

Drovers Road, just east of Brighton Road (A235), the main transport corridor through the area leading into 

Croydon town centre. The nearest shops are situated on Brighton Road, approximately one minute walk away 

from the Site.    

3.3 The Site is located in an urban setting surrounded by a mix of different uses including residential, offices and 

shops. However the immediate vicinity of the Site is predominately residential consisting of two and three 

storey residential blocks of flats and Victorian terraced houses. Since the 1940s, many of the larger houses in 

the district have been converted to into flats. There are some newer residential developments on Drovers Road 

itself, including some three storey terraced houses built in around the 1990s. In addition the Site is located 

circa 150m from a local town centre. 

3.4 Drovers Road is very well connected to public transport services. South Croydon is the nearest station, a 5 

minute walk away to the east of the site on Blunt Road. Services from this station include London Victoria, 

London Bridge, East Croydon, Caterham and Forest Hill. The nearest bus stops are located along Brighton 

Road and Croham Road with services to Croydon town centre taking around 8-15 minutes, alternatively the 

centre is a 20 minute walk away. The Site has a Public Transport Accessibility Level (PTAL) rating of 5 (very 

good) and is situated within the CC West Controlled Parking Zone 

3.5 The Site is within walking distance of green open space such as Hailing Park which is located to the southwest 

of Drovers Road. The land directly to the south of the site is owned by South Croydon Conservation Club. A 

single storey building occupies part of the site whilst the rest of the land is used for parking and a small 

recreation area. 

3.6 Industrial estates are predominately concentrated along the railway infrastructure with some scattered within 

the residential blocks. A cluster of industrial buildings are situated directly to the west of the Site.  

SITE DESCRIPTION   

3.7 The Site is a plot of hardstanding adjacent to a green space and is on the southern edge of three medium 

sized, two-storey 1930 residential blocks (‘Drovers Road Flats’) with loft conversions. The blocks form a 

rectangular courtyard, surrounding the central area of green space. The blocks are finished in a combination 

of brick and white render with high pitched roofs which results in the blocks being read as two and a half to 

three storeys 
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3.8 The area of hardstanding is currently used as a car park, serving the surrounding apartments. The parking is 

not allocated to the existing residents. The parking area can accommodate around 18 vehicles and provides 

for one disabled parking bay. 

3.9 A single storey 2.5m high wall runs along the southern boundary of the Site. Behind this is the site occupied 

by South Croydon Conservative Club.  

3.10 Two sycamore trees and one elder tree sit to the south of the Site adjacent to the boundary wall.  

3.11 Access to the Site is via two narrow single-track roads with dropped kerbing leading off from Drovers Road to 

the northeast and northwest of the northern block. Both accesses are circa 4.5m in width. The tracks provide 

shared vehicle and pedestrian access, with no other pedestrian route to the Site.  

3.12 Two drying areas are situated to the rear of the existing east and west buildings which are used by existing 

residents.  These are located outside of the red line boundary. 

3.13 The proximity to the residential blocks to the north (12.5m), east (7.2m) and west (7.3m) have been considered 

in terms of rights to light, daylight sunlight and overlooking with the massing and arrangement of the proposals 

being largely driven by the aim to reduce any overlooking into adjacent properties. The property to the south 

is single storey with no windows so there are no overlooking issues.    

DESIGNATIONS 

3.14 The Site is located within a Critical Drainage Area. Although the majority of the site is within Flood Zone 1, the 

western boundary of the site encroaches onto Flood Zone 2. 

3.15 The Site is designated as an Archaeological Priority Zone.  

PLANNING HISTORY   

3.16 The Site has no relevant planning history.  
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4 APPLICATION PROPOSALS 

4.1 This section describes briefly the proposals as full details are provided in the Design and Access Statement. 

The description of development is for which full planning permission is sought is as follows: 

“Erection of a three-storey building comprising nine flats together with car parking, landscaping and other 

associated works” 

4.2 In summary, the Proposed Development will provide nine one bedroom residential units in the form of one, 

three storey apartment block which seeks to complete the fourth edge of the Drovers Road residential complex 

whilst creating an attractive landscaped central amenity space on a backland site.   

4.3 Instead of copying the classic linear typology of the existing buildings, the proposed development has its own 

distinctive geometry comprising a cross-shaped grid layout with roofline stripped back at the centre of the 

building whilst still taking a broadly linear form.  

4.4 The block comprises three units on each floor from ground to second storey level. All of these are one bedroom 

two person units (1b2p). All units will be for shared ownership.   

4.5 A single stair core serves the flats which allows the corridor space for the scheme to be minimised. This is 

located in the front central bay of the proposed building, facing north to maximise south facing elevations 

available for the flats. Each stair landing provides access to three one-bed flats over the three levels.  

4.6 Each floor plan is identical except for the external amenity space. Units on the top floor also have exposed 

pitched roofs, giving this level a unique character. The end flats are identical but mirrored with the living spaces 

and terraces facing northeast and northwest in order to activate the public plaza. The central flats have south-

facing living areas and balconies.  

4.7 Internally, the flats are subdivided into squares with the living/dining area occupying a square and the 

bedrooms and bathrooms occupying another.   

4.8 At ground floor level, the cross-shaped layout allows for pockets of private amenity space to be provided in the 

form of private gardens mainly to the rear of the units; this is in keeping with the site where the rear of the 

existing blocks are informally occupied by the residents for outdoor use. Units 1 and 3 have additional amenity 

space to the east and west of the building. At first and second floor level, balconies provide private amenity 

space. The proposal involves the redesign of the existing courtyard which currently consists of a large 

tarmacked parking area with a rectangular area of lawn to the north of the Site. The proposal seeks to create 

a sensitively landscaped public space marked by two rows of trees. This creates a shared central flexible 

amenity space for all residents to use.  



 

 
PLANNING STATEMENT Page 10 of 48 

4.9 A car-free development is proposed for the new residents. However, the two existing vehicular, pedestrian and 

cycle access roads from Drovers Road will be retained. Two new retractable bollards will control access to the 

development and dropped kerbing at both entrances will be enhanced.  

4.10 Given the site’s high PTAL rating of 5, the scheme is a car-free development although vehicular access is 

possible if required. It has not been possible to allocate parking spaces within the courtyard due to the need 

to provide fire engine access at all times to all four of the blocks allowing the courtyard to be free for 

landscaping, planting, tree and safe play space. However, three spaces, including one disabled space, have 

been allocated near to the western access point off Drovers Road for existing residents. These will be provided 

with new dropped kerbing to facilitate reasonable access onto the highway.  

4.11 Cycle storage has been provided for each new home in two dedicated cycle stores to the south of the existing 

east and west blocks. Storage space has been provided for each new home, in accordance with London Plan 

requirements. The cycle stores provide 10 parking spaces; six spaces are located on the west side and four 

on the east side. 

4.12 The covered refuse store is situated at the front of the Site to the north of the existing eastern block near to 

Drovers Road. It is discretely located from the courtyard, visually benefitting the new communal space. The 

capacity of the refuse store, as well as the type, dimensions and space requirements of the bins provided have 

been informed by Croydon Council Waste and Recycling in Planning Document (2015).  

DESIGN   

4.13 The Design and Access Statement submitted as part of this application sets out the design proposals in detail.  

4.14 The Proposed Development comprises a series of stacked cubes laid in a cross grid with rooflines stripped 

back at the centre of the building. The new block will be orientated diagonally in relation to the existing 

buildings. Externally, the faceted façade helps to reduce the perceived mass of the proposed development by 

breaking it down into small parts, with three bays in one direction and two bays in the other, appearing as a 

series of smaller blocks rather than one larger one. The pitched roof and different directions of the eaves 

reduce the building height from several perspectives. The dynamic roof shape is a reference to the 1930s 

architecture of the three surrounding blocks and the 19th century terraced houses to the south side of the Site. 

4.15 The use of varying brick tones forms a simple checked style façade. It adds character to the elevations whilst 

referencing the patterned brickworks of the surrounding buildings. The use of brick draws upon the existing 

range of colours and materials that are found across the neighbouring flatted developments. The façade design 

references the cross-shaped design of the proposed development, serving to break down the overall perceived 

mass of the building. 

4.16 The checked pattern is made legible by using two tones of brick (red and blue-red), alternating across each 

façade on each level. This reinforces the concept of a series of small stacked cubes, rather than a monolithic 
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block. These colours are sampled from the neighbouring blocks, connecting the design directly to its context 

through the material palette.  

4.17 The roof consists of two tones of terracotta tiles to match the brick work, continuing the checked pattern over 

the entire surface of the building.  

4.18 Each façade on each floor is punctured with a large square opening made with white terrazzo frames, infilled 

with a combination of glazing and powder coated infill metal panels. The same size window frame on each 

façade emphasizes the theme of the square in the design. The entrance façade at ground floor level is fully 

glazed on one edge with lots of lighting, creating a welcome entrance area. 

4.19 The metal panels of the windows are articulated with a diagonal grid to match the balcony balustrades which 

project from the building and are designed as diagonal open metal meshes.  

4.20 Throughout the design process thought was given to how the Conservative Club to the south of the Site could 

be redeveloped in the future; the proposal will not prejudice the redevelopment of the neighbouring site.  

4.21 Overall the design brings a dynamic formal composition to the existing rectilinear courtyard and relates to it 

through the scale and materiality whilst having its own distinctive geometric character. The residential complex 

is fully re-landscaped with hard and soft surfaces, helping to weave existing and new architecture together into 

a cohesive whole.  

LANDSCAPE STRATEGY 

4.22 The Design and Access Statement also sets out in detail the Landscape Strategy for the Site but in summary, 

the scheme allows for the enhancement of the existing courtyard area to provide an overall communal amenity 

space of 1,156sqm. 

4.23 The proposed landscape provides a setting for the new block, as well as embedding the development within 

the context of the neighbouring properties and improving the quality of their existing shared communal space. 

The two entrances from Drovers Road and the central courtyard area will be fully repaved in two toned square 

concrete pavers with brick, creating a simple woven checked pattern, conceptually tying the existing and new 

communities together across the courtyard. The use of hard landscaping across the access route and 

courtyard reduces the need for maintenance.  

4.24 The courtyard will be framed along the north and south edges by four trees in raised planters on each side. 

Eight trees of the species Northern Chinese Red Birch will be planted as a component of the landscaping of 

the Site.  

4.25 The Proposed Development is designed to create an informal recreation space for all residents through the 

enhancement of the courtyard. The space will be well overlooked by all four blocks. This central space can be 

used by children as a play space. Lighting columns and light fittings will be integrated into building design.  
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4.26 Each ground floor property will have a private garden planted with lawns and flowerbeds. All private amenity 

spaces at ground floor level are enclosed with brick walls measuring 1.6m. Each unit has a south-facing garden 

although flat 1 and 3 also have amenity space to the east and west of the building.   

4.27 The new walls to the gardens of the proposed building will be brick to match the planters to the side of the 

public space, providing soft landscaping to the side elevations of the building.   

4.28 The existing brick wall to the south of the Site will remain but is to be painted. The small metal fence to the 

front of the property will be replaced with a low beech hedge, relating to the courtyard and providing a more 

inviting alternative to the existing landscaping.  
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5 PRE-APPLICATION ENGAGEMENT 

5.1 The first pre-application meeting with planning officers was held at Croydon Council’s offices on 17th May. The 

purpose of the initial meeting was to introduce the Site, establish whether the principle of development was 

acceptable, as well as agree first principles with regard to the siting, form, scale and mass of the development.  

5.2 Feedback from the first pre-application meetings was broadly supportive of some form of development on the 

Site but officers had reservations about the scale and mass of the proposals and the impact on neighbouring 

properties. A second pre-application meeting was held on 16th August 2016 and a final meeting on 11th 

October. In the interim, there had been telephone calls and informal discussions about the Proposed 

Development as part of pre-application meetings on other sites. In the two follow up meetings, the architects 

(vPPR) addressed comments raised at the previous meetings and in informal feedback, and they sought 

detailed guidance on technical and design considerations such as materials and landscaping.  

5.3 Development Management and Placemaking officers attended and provided advice at all pre-application 

meetings.   

5.4 Additional meetings between Carter Jonas, Arcadis’ consultant team and other Croydon Council departments 

have also taken place throughout the design process to help ensure that all of the schemes proposed by Brick 

by Brick meet and adhere to Croydon Council policy, technical standards and best practice requirements.  

Additional meetings were held with officers from the following departments; highways, flood risk, waste and 

trees/ecology.  

5.5 Three meetings were also held between April and July 2016 attended by Brick by Brick, Carter Jonas and 

Croydon Council planning policy and development management officers to discuss programme wide issues, 

such as affordable housing tenure and distribution. These meetings inevitably also provided informal design 

feedback on schemes.   

PUBLIC ENGAGEMENT  

5.6 Occurring alongside the pre-applications meetings, the proposals have also been subject to pre-application 

engagement led by the appointed community engagement consultant, NewmanFrancis. The exhibition boards 

can be found in the supporting Design and Access Statement together with how the design has responded to 

the feedback received.  

5.7 In summary, Croydon Council sent a letter on 11th/12th June 2016 to 78 properties within a 50m radius of the 

proposed development site describing the initiative to develop new homes in Croydon and introducing the 

developer Brick by Brick and providing information on the community engagement service to be provided by 

NewmanFrancis.  
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5.8 This was followed up by a letter from NewmanFrancis on 19th/20th June to the same  properties inviting local 

residents to an engagement event to hear about the proposals for developing new homes on the site, and as 

an opportunity to offer comments and views and thereby for local feedback to influence the design.   

5.9 An engagement event was held on 28th June, at South Croydon Conservative Club, located to the south of the 

subject site, within walking distance of Drovers Road, where interested residents had the opportunity to review 

the proposals and ask questions to NewmanFrancis, Brick by Brick and the architects. The event was attended 

by 8 residents plus one person who was visiting the Conservative Club and knew the area.  

5.10 As the engagement event was poorly attended, a door-knock survey was subsequently arranged and letters 

hand delivered on 15th/16th July 2016 to the same 78 properties informing residents that NewmanFrancis would 

be carrying out door knocking on 27th July and this would be a further opportunity for residents to hear about 

the proposals and offers comments and views to influence the design.  

5.11 The door-knocking survey resulted in a number of requests from residents for a further engagement event to 

meet the architects and discuss the proposals face to face. Letters were then posted on 12th/13th August 2016 

to the same properties inviting residents to the follow up engagement event due on 22nd August to again offer 

comments about the proposals.  

5.12 Stakeholders were contacted via email or web form prior to the engagement event. Feedback was received 

from two Councillors regarding short notice of the event and requiring information. Emails were also received 

from two Ward Councillors regarding information about engagement events and post event feedback. An email 

query was received relaying issues by residents. Examples of stakeholders contacted, although not exhaustive 

include: 

 Ward Councillors- Jason Perry, Michael Neal, Maria Gatland 

 MP for Croydon South- Chris Philip MP 

 Local Schools- Elmhurst School for Boys, Harris Primary Haling Park, Howard Primary School, St Peters 

Primary School  

 Community Facilities- St Andrews Community Hub, Waddon Youth and Community Centre, Croydon 

Central Library, South Croydon Centre for the Elderly  

5.13 The second engagement event was held on 22nd August in a gazebo on the green on Site. Residents were 

able to view the proposals on easels and a small group discussion and a survey questionnaire was used to 

collate feedback.  

5.14 Overall 37 residents attended the engagement event. Two Councillors also attended. The main concerns 

raised were the loss of parking within the central courtyard, overlooking, overcrowding of the estate, the 

proximity of the end properties of the blocks to the existing flats, the loss of the central courtyard and play 

space if car parking was to be reinstated instead of landscaping. The ideas for improving the landscaping were 

supported. 
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5.15 The Design and Access Statement sets out in detail how the residents’ comments and views have, where 

possible, been addressed in the design development. 

5.16 The above narrative sets out how Brick by brick has engaged with the local community and stakeholders.   

5.17 In summary, Brick by Brick listened to the views of the local residents and it is considered that the changes 

made to the design of the proposals have responded to the design-related concerns of residents.  
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6 PLANNING POLICY CONTEXT 

6.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that the determination of planning 

applications must be made in accordance with the Development Plan unless material considerations indicate 

otherwise.  

6.2 The Development Plan in this case is comprised of the following: 

 The London Plan (incorporating MALP, adopted March 2016) 

 Croydon Local Plan: Strategic Policies (adopted April 2013) 

 Saved Policies of the Croydon Unitary Development Plan (2006) 

London Plan  

6.3 The London Plan is the overall strategic plan for London, setting out an integrated economic, environmental, 

transport and social framework for the development of London over the next 20-25 years.  Local Plans 

prepared by London boroughs must be in general conformity with the policies contained within the London 

Plan.  

6.4 The London Plan has set a minimum housing target for the London Borough of Croydon of 1,435 new homes 

per annum between 2014/15 to 2024/25.  The stated objective is to “maximise affordable housing provision” 

across London (London Plan Policy 3.11). 

Croydon Local Plan: Strategic Policies  

6.5 Croydon's Local Plan: Strategic Policies (CLP1) sets the strategic vision, context and policies for the borough 

up to 2031.  It contains high level polices on housing, employment, community uses, urban design, heritage 

and the environment, together with specific place-making strategies for the wards in the borough.  

6.6 One key strategic objective of the CLP1 is to provide a choice of housing for people in socially-balanced and 

inclusive communities in Croydon. In order to do so, Croydon Council will apply a presumption in favour of 

sustainable development of new homes provided applications for residential development meet the 

requirements of applicable policies of the Development Plan.  

6.7 In order to provide a choice of housing for people in Croydon, Croydon Council will seek to deliver a minimum 

of 13,300 homes between 2011 and 2021 (1,330 per annum) and a further 6,900 between 2021 and 2031 

(690 per annum) of which they will negotiate to achieve up to 50% affordable housing provision of sites with 

ten or more residential units.  
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Croydon Replacement Unitary Development Plan (RUDP)  

6.8 The Croydon Replacement Unitary Development Plan (UDP) was adopted in 2006 with the aim to retain and 

enhance that which makes the borough a pleasant and prosperous place and a borough in which people want 

to live and work. 

6.9 The adoption of the CLP1 in 2013 resulted in the replacement of a number of UDP policies.  However, many 

of the detailed policies within the UDP are saved and used to inform decisions on planning applications until 

replaced by those within Croydon Local Plan: Detailed Policies and Proposals (CLP2) is adopted (see 

paragraph 6.25).  

Material Considerations  

6.10 There are a number of other relevant documents that will be considered material in the determination of the 

planning application and these are set out below. 

The National Planning Policy Framework  

6.11 The National Planning Policy Framework (NPPF) was published in March 2012 and sets out the Government’s 

planning policies for England and how these are expected to be applied. 

6.12 The NPPF seeks to boost significantly the supply of housing land and states that councils should approve 

development proposals that accord with the Development Plan without delay (paragraph 14).  

6.13 The NPPF also states ‘pursuing sustainable development involves seeking positive improvements in the 

quality of the built environment, as well as in people’s quality of life’ (paragraph 9).  

6.14 The NPPF seeks to ensure that plans and decisions take local circumstances into account, so that they 

respond to the different opportunities for achieving sustainable development in different areas (paragraph 10).  

6.15 The NPPF also sets out 12 core land-use planning principles which should underpin decision taking. These 

include the principle to ‘proactively drive and support sustainable economic development to deliver homes, 

businesses and industrial units, infrastructure and thriving places that the country needs’ and ‘promote mixed 

use developments’ and ‘conserve heritage assets in a manner appropriate to their significance, so that they 

can be enjoyed for their contribution to the quality of life of this and future generations’ (paragraph 17).  

6.16 Paragraph 50 advises that where LPAs have identified that affordable housing is needed, they should set 

policies for meeting this need on site and identify the size, type, tenure and range of housing that is required 

in particular locations, reflecting local demand.  
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The National Planning Practice Guidance  

6.17 The National Planning Practice Guidance (NPPG) website was launched on 6 March 2014.  It replaces and 

consolidates 7,000 pages of planning guidance on topics including flood risk, heritage and design and it should 

be read in conjunction with the NPPF.  

Croydon Local Plan: Strategic Policies:  Partial Review: Proposed Submission  

6.18 Croydon Council is currently in the process of partially reviewing CLP1 to reflect the revised London Plan 

(March 2016), which has increased Croydon’s housing requirements and the need to review 'Tier 2' strategic 

employment locations. The Partial Review (CLP1.1) includes updated evidence on employment policies, 

community facilities and a move from Local Areas of Special Character to Local Heritage Areas. 

6.19 The Proposed Submission version was published on 5 September 2016 and the public consultation ran to 17 

October 2016. 

6.20 The Croydon Local Plan Partial Review is anticipated for adoption in late 2017.  At that point the Croydon Local 

Plan: Strategic Policies would have less than 15 years life left (as the Strategic Policies only extend to 2031). 

It is a plan making requirement for the Council to have a 15 year up to date strategic plan to sit alongside the 

Croydon Local Plan: Detailed Policies and Proposals, which is being produced to the same programme as the 

Croydon Local Plan: Strategic Policies - Partial Review. 

6.21 In addition, the Mayor of London has adopted the London Plan 2016, which increased the borough’s housing 

requirement from 1,330 per annum to 1,435 per annum.  Adoption of this requirement by the Mayor has 

rendered the existing housing requirements in the Croydon Local Plan: Strategic Policies obsolete. This 

combined with the importance of extending the life of the Croydon Local Plan: Strategic Policies gave rise to 

the need for the Croydon Local Plan: Strategic Policies - Partial Review. 

6.22 The primary focus of this Partial Review is the revision of Policy SP2 (Homes) to reflect the Further Alterations 

to the London Plan and updated evidence on the need for homes, Gypsy and Traveller pitches and affordable 

housing. 

6.23 The Croydon Local Plan: Strategic Policies - Partial Review also provides an opportunity to update a small 

number of other policies to reflect new evidence and how the Croydon Local Plan: Strategic Policies have 

operated since adoption in April 2013.  

Croydon Local Plan: Detailed Policies and Proposals: Proposed Submission  

6.24 Simultaneously to the Partial Review of CLP1, Croydon Council are also in the process of producing the second 

part of their Local Plan.  The Croydon Local Plan: Detailed Policies and Proposals (CLP2) will provide detailed 

policies and allocations that will replace the remaining saved policies in the UDP.  CLP2 supplements the 

adopted Strategic Policies that sets the strategic vision, objectives and policies.  CLP1.1 and consequently 
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CLP2 will support the Council’s Growth Zone and Community Strategy through enabling sustainable and 

necessary growth, opportunities and infrastructure. 

6.25 CLP2 will help to deliver increased housing supply through sustainable growth; building more affordable 

homes; facilitating employment and economic growth; a focus on District and Neighbourhood Centres as well 

as the Croydon Opportunity Area; and increased emphasis on culture up to 2036.  

6.26 A Proposed Submission version of CLP2 and draft policies map was published on 5 September 2016. The 

formal public consultation concluded on 17 October 2016.  Adoption of CLP2 is anticipated in late 2017.  

The London Housing Supplementary Planning Guidance (March 2016)  

6.27 This Supplementary Planning Guidance (SPG) provides guidance on the implementation of housing policies 

in the 2015 London Plan and the 2016 Minor Alterations to the Plan (MALP).  It provides updated guidance on 

a range of strategic policies including housing supply, residential density, housing standards, build to rent 

developments, student accommodation and viability appraisals.  

Other Material Considerations 

Supplementary Planning Documents and Guidance  

6.28 The following Supplementary Planning Documents (SPDs) and Supplementary Planning Guidance (SPGs) 

have been adopted by Croydon Council:  

SPD 1: Local List of Buildings of Architectural or Historic Interest  

6.29 The SPD provides an explanation of the purpose of the Local List of Buildings of Architectural or Historic 

Interest and to promote awareness of the historic environment.   

SPD 2: Residential Extensions and Alterations Guidance 

6.30 The SPD provides guidance to ensure that extensions and alterations made to residential buildings in Croydon 

are of the very highest design quality. 

SPD 3: Designing for Community Safety 

6.31 The guidance for “Designing for Community Safety” will be used in the assessment of planning applications 

by Croydon Council.  Proposals which do not, without good reason, embody the principles described are likely 

to be refused planning permission as conflicting with Policy UD6 Safety and Security. 

SPG12: Landscape Design  

6.32 The guidance was intended to promote higher standards in landscape design.  

SPG 17: Sustainable Surface Water Drainage 
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6.33 The SPG was prepared by Croydon Council to update and supplement the UDP policies and provide detailed 

practical guidance on their implementation.  
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7 ASSESSMENT OF THE PROPOSALS  

7.1 This section provides an assessment of the Proposed Development against relevant national, regional and 

local planning policies and standards. It informs the decision on whether or not planning permission should be 

granted having regard to assessment of the Proposed Development with respect to the detailed planning 

considerations. Where the assessment refers to detailed technical issues such as ecology or daylight/sunlight, 

the section should be read in conjunction with the relevant specialist report accompanying the application.  

7.2 The main planning issues raised by the Proposed Development are:  

 Principle of development and type of housing proposed  

 Impact on visual amenity and character of the area  

 Impact on heritage assets 

 Impacts on adjoining and surrounding occupiers  

 Amenities of future occupiers  

 Access and parking 

 Trees and landscaping 

 Flood risk and sustainable drainage  

7.3 The Proposed Development is appraised below under each heading separately.  It is important to note that 

although this application is submitted for determination on its own, as agreed with Croydon Council, it is 

necessary in some instances to have regard to other schemes within the same tranche. 

PRINCIPLE OF DEVELOPMENT AND TYPE OF HOUSING PROPOSED 

Relevant Planning Policy  

7.4 The NPPF Chapter 6 ‘Delivering a wide choice of quality homes’ states that housing applications should be 

considered in the context of the presumption in favour of sustainable development. It also sets out that local 

planning authorities should deliver a wide choice of sustainable homes and plan for a mix of size, type and 

tenure of accommodation to meet the specific need to the area.   

7.5 London Plan Policy 3.3 Increasing Housing supply sets out the housing target for London Borough of Croydon 

of 1,435 new homes per annum. The policy together with 3.4 provides clear direction for boroughs to maximise 

the supply of housing by taking into account local context and character and optimising urban sites particularly 

where there is a good transport accessibility.   
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7.6 London Plan policy 3.8 Housing Choice states that new development should offer a range of housing choices 

in terms of mix and housing sizes and types.  

7.7 CLP1 Policy SP2.2 Homes: Qualities and Location sets out that Croydon Council will seek to deliver 20,200 

new homes over the plan period with this figure increasing to 31,850 in the emerging CLP1.1 Partial Review. 

SP2.2 continues that this will be achieved by concentrating development in the places with the most capacity 

to accommodate new homes whilst respecting local distinctiveness. The emerging CLP1.1 builds on this 

further by recognising that in order to meet the housing need, Places will change and in particular, suburbs will 

sustainably grow.  

7.8 CLP1 Policy 2.5 Mix of Homes by Size states that the council will seek to ensure that choice of homes is 

available setting a strategic target for 60% of all new homes outside the Croydon Opportunity Area up to 2031 

to have three or more bedrooms.   

7.9 UDP Policy H2 Supply of New Housing sets out that housing will be permitted within the existing built up area 

where the character of the area is not harmed and protected uses are not lost.  

7.10 The Croydon UDP Policy H5 details how residential development on back garden and back land sites will only 

be permitted where it respects the character and protects the amenity of adjoining residential areas and should 

meet the following provisions:  

 H5 (i) states adequate provision should be made for car parking and secure cycle parking and proper 

access for vehicles, cycles and pedestrians. 

 H5 (ii) states the form, layout, siting and site area should respect the existing character and maintain 

adequate separation between existing and new development.  

 H5 (iii) states that the design and landscaping should conform to other appropriate policies in the Plan.  

H5 (iv) – (vii) are not relevant in the assessment of the Proposed Development.  

Assessment 

7.11 The scheme will deliver nine residential units in a sustainable, accessible location. This assists with meeting 

the housing targets set out in London Plan Policy 3.3 and CLP1 Policy SP2.2 and adheres to the general 

principles of the NPPF.  

7.12 An example of an underutilised brownfield site, the existing Site consists of hardstanding used as parking for 

the surrounding properties. A building was present along the southern border of the Site until circa 1994 when 

it was demolished. The Site and the surrounding area is residential in character and the Site lends itself well 

to sympathetic development to ‘square’ off the courtyard and to make more efficient use of an area in light of 

the substantial need for housing in Croydon.  

7.13 With regards to UDP Policy H5 (i), the proposals seek to re-provide three car parking bays to the front of the 

building to support existing parking demand, which is a reduction in current provision but is considered 
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acceptable due to the Site’s sustainable location. The on-site parking stress survey identified 11 vehicles 

parked overnight. There are currently 24 off-street Pay & Display or Permit Holders bays, including two 

allocated for Blue Badge holders. There are also a further six on-street bays. Cycle storage has also been 

provided for each new home in two cycle stores to the south of the existing east and west blocks, in accordance 

with London Plan requirements. A car-free courtyard will create opportunities for safe play and amenity space.  

7.14 Given the site’s high PTAL rating (5 - very good), a car-free development is proposed. Parking is not a 

protected use in the Development Plan and the low proportion of car ownership in the area (0.78 vehicles per 

household) indicates that the number of proposed car parking spaces will be sufficient.  

7.15 The proposals respond to UDP Policy H5 (ii) by introducing new home typologies which are responsive to the 

somewhat constrained site conditions and proximity to existing dwellings in different locations. The three storey 

block of flats contributes positively to all aspects and respect the surrounding blocks, in relation to scale, height 

and mass.  

7.16 During design development, significant work and thought was given to the relationship of the three storey block 

and the existing buildings within the courtyard (“Drovers Road Flats”). The siting of the building has been 

carefully considered so the block is an acceptable distance from the existing residential blocks. In particular 

Nos. 41-47 to the east and nos. 17-23 to the west which are the end units with the closest proximity to the 

proposed building. This is reviewed in more detail later on.   

7.17 With regards to UDP Policy H5 (iii) the proposed landscape strategy for the development is an intrinsic part of 

the design concept. The proposed landscape provides a setting for the new homes as well as embedding the 

development within the context of the neighbouring properties and improving the quality of the existing, shared 

communal space. As well as this, the use of a consistent palette of materials aims to tie the block of buildings 

together across the site. Varying brick tones reflect the local context and add character, texture and proportion 

to the elevation. This effect aims to be subtle in nature.  

7.18 Therefore subject to the proposals not harming the character of the area, the Proposed Development is 

acceptable in principle.  

7.19 The Proposed Development seeks to deliver a three storey block of flats consisting of 9 one bedroom flats. 

The siting of the block has been carefully considered to ensure the sympathetic completion of the urban block. 

The mass and height of the proposed block is sympathetic to the neighbouring buildings with the cross plan 

design minimising the impact to the east and west blocks and the diagonal outlooks reducing overlooking.  

7.20 The Proposed Development is providing nine 1 bedroom 2 person (1b2p) units which can reasonably be 

considered to be providing accommodation for professionals and young couples as opposed to families.  

7.21 Although the housing mix does not necessarily comply with the strategic ambitions of CLP1 Policy SP2.5, 

when considering the Site as part of the wider tranche, this Site has been identified as more appropriate for 

smaller units as it has a very good PTAL within an urban setting, and is close to services and facilities meaning 
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a reduced need to travel by car. Larger family units are considered more suitable elsewhere in the borough 

where there is more scope for the schemes to provide car parking and larger private amenity areas.   

7.22 It is relevant to note that Tranche 2 as a whole is achieving 16% three bedroom plus units.  Although this does 

not reach the CPL1 target, it is a significant number of family units (35). However, if 2b4p units are considered 

to provide family accommodation then Tranche 2 would deliver 41% family sized units which is considerably 

closer to meeting the CLP1 target.  Also, when considering the programme as a whole, great weight should 

always be afforded to the wider aspirations of the programme which is to achieve over 1,000 residential units 

on underutilised land, of which, close to 50% are affordable.  

7.23 Although only limited weight can be placed on the emerging policy from the CLP1 Partial Review, it is relevant 

to note the direction of travel that emerging policy is taking. The Partial Review states that Croydon Council is 

seeking to set a strategic target of 50% of all new homes up to 2036 to have three or more bedrooms. The 

policy also removes the distinction between the Croydon Opportunity Area and the rest of the borough. 

Although the proposals for Drovers Road are non-policy compliant it is important to reiterate that the small 

scale of the site makes it difficult to achieve units of this size but Tranche 2 as a whole is closer to being policy 

compliant at 41%.  

7.24 In summary, the Proposals provide nine residential units in a predominately residential area where the loss of 

informal parking is outweighed by the provision of high quality new homes that respect the character of the 

local area with both appearance, layout and form and could be occupied by individuals and couples. The 

Proposed Development also seeks to retain and enhance the shared amenity space to the north of the Site. 

The Site is therefore suitable for residential development and the proposals are in compliance with London 

Plan Policy 3.3, 3.8 and CPL1 Policy SP2, UDP Policy H2 and H5.  

IMPACT ON VISUAL AMENITY AND CHARACTER OF THE AREA  

Relevant Planning Policy 

7.25 Paragraph 024 of the NPPG states that layouts should be considered in relation to adjoining buildings, streets 

and spaces, topography, views, vistas, landmarks and the general pattern of building heights in the area.  

7.26 London Plan Policy 7.4 states that a development should give regard to the form, function and structure of an 

area, place or street and the scale, mass and orientation of surrounding buildings.  It should improve an area’s 

visual or physical connection with natural features. Policy 7.6 states that architecture should make a positive 

contribution to a coherent streetscape and wider cityscape and should incorporate the highest quality materials 

and design appropriate to its context.  

7.27 Policy 4.37 in CLP1 states that derelict sites and buildings can impact on the perception of the borough and 

the visual quality of the public realm.  They can have an adverse impact on community safety owing to the lack 

of active frontages. 



 

 
PLANNING STATEMENT Page 25 of 48 

7.28 Saved policy UD2 in the UDP states that development proposals will be permitted provided they reinforce the 

existing development pattern, address the street to provide active frontages, allow adequate daylight and 

sunlight to penetrate onto and between buildings and retain trees where appropriate.  

7.29 Saved UDP Policy UD3 states that proposals will be permitted provided they respect the height and proportions 

of surrounding buildings which play an important role in determining the character of the street. 

7.30 Policy DM11.1: Design and Character in CLP2 states that to ensure that development enhances and 

sensitively responds to the predominant built form and spaces that define the character of places, proposals 

should be of high quality and respect the development pattern, layout and siting, the scale, height, massing 

and density and the appearance, existing materials and built and natural features of the surrounding areas. 

Assessment   

7.31 The massing of the proposals has been subject to much testing as fully explored in the Design and Access 

Statement. Concerns were raised in the first pre-application meeting regarding the massing of the east and 

west facades. In response to these comments, a scheme with reduced massing was produced for the second 

pre-application meeting. The distance to the adjacent buildings to the east and west was increased by 0.9m-

3.6m. The distance between the proposed building and the east and west existing buildings was further 

increased to 6.5m and 7.0m for the third pre-application meeting. The proposed building is situated 7.2m from 

the existing east and west blocks. 

7.32 The proposed building is a three-storey development which has been designed to respond to the heights of 

the surrounding context. The height of the roof pitch of the proposed block is the same as that of the two-storey 

pitches which neighbour the Site. The proposed scheme efficiently inhabits the space under the roof and has 

a shallower roof pitch. The perceived mass of the new block is reduced by the faceted edges of the block.  

7.33 The proposals will create a high quality residential block which complements the character of the existing 

properties on Drovers Road whilst enhancing the shared courtyard, designed to entwine the existing and new 

communities together, creating a strong sense of place and ownership. This is supported by Croydon Local 

Plan – Strategic Policies SP4.1 and SP4.2 Urban Design and Local Character which require development of 

a high quality, which respects and enhances Croydon’s varied local character and contributes positively to 

public realm, landscape and townscape to create sustainable communities 

7.34 Throughout the design process the scheme has responded to consultation feedback and alongside private 

amenity for the new residents, specific effort has been made so existing properties will not be overlooked with 

recessed pockets of space on each façade and diagonal views which enhances privacy between neighbours.  

7.35 The Design and Access Statement provides further detail on the materiality of the scheme, with brick proposed 

for the treatment of the entire elevation. A chequered pattern consisting of two tones of brick colours will further 

break up the massing of the block. Brick is highly robust, durable and a low maintenance material. The high 
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quality design will ensure that the new homes will meet the needs of residents over a lifetime and contribute 

to sustainable communities, as supported by the Local Plan.  

7.36 Overall, the scale and mass of the proposals seek to provide quality new homes whilst balancing the amenity 

of neighbouring properties. It is considered an appropriate design response to its setting and makes better and 

more attractive use of this underutilised site.  

7.37 In summary, the proposals satisfy the requirements of Policies SP4.1 and SP4.2, Saved policy UD2, Saved 

UDP Policy UD3 and Policy DM11.1: Design and Character in CLP2.  

IMPACT ON HERITAGE ASSETS  

Relevant Planning Policy  

7.38 The NPPF at paragraphs 126 to 141 sets out a requirement to conserve and enhance the historic environment. 

7.39 CLP1 Policy SP4.11-4.15 Character, Conservation and Heritage states that proposals should respect and 

enhance local character and heritage assets.  

7.40 UDP Policy UC10 Historic Parks and Gardens sets out that the Council will protect and enhance parks and 

gardens including those on the local list and will resist development proposals which would adversely affect 

the character or appearance which led to their inclusion.  

7.41 Emerging Policy DM19 Heritage assets and conversation sets out a similar approach to UC10, but in particular 

DM19.2 sets out that applications must demonstrate how particular attention has been paid to scale, height, 

massing, historic building lines, the pattern of historic development, use, design, detailing and materials, and 

that the proposals are a high quality design that integrate and make a positive contribution to the historic 

environment.  Furthermore, DM19.7 sets out that substantial weight will be given to conserving and enhancing 

landscape features or planting that makes a positive contribution to the special historic character and original 

layout of Locally Listed Historic Parks and Gardens.  

Assessment  

7.42 The Desk-Based Archaeological Assessment included in this submission found evidence for prehistoric activity 

in the study area which includes Neolithic, Mesolithic and Bronze Age finds. Given the limited representation 

of such material in the study area, the potential for survival of similar assets within the Site is considered to be 

low to moderate.  

7.43 The Site lies approximately 75m east of Brighton Road which has been identified as the possible alignment of 

the London to Brighton Roman Road, and is located within the London to Brighton Roman Road Archaeological 

Priority Area (APA). Two Roman ditches, a pit and a coin hoard were identified at the evaluation at 15-17 

Brighton Road but elsewhere in the Study Area Roman material appears to be largely limited to coins and coin 

hoards. Evidence for the Roman Road or any associated features would be considered informative at a local 
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or regional level and therefore of medium to high significance. However, the potential for the survival of similar 

assets within the Site is considered to be low to moderate. 

7.44 The medieval manorial estate of Haling Park and its associated medieval to post-medieval house and gardens 

are approximately 125m to the west of the proposed development and during the medieval period the Site may 

have been within the estate. Medieval pottery and ceramic building material were also found during the 

evaluation at 15-17 Brighton Road. It is expected that any remains would relate to agriculture or parkland and 

therefore be of low significance.  

7.45 Cartographic evidence demonstrates that the Site lay distant from Croydon until 19th century expansion of the 

town. The 1869-1882 Ordnance Survey map records that the Site had been developed as a cattle market 

which was in use until the 1930s. By the 1950s the cattle market had closed and been redeveloped as a three 

two-storey blocks of flats which remains largely unchanged to the present day. 

7.46  No designated monuments or locally listed buildings are located in the vicinity of the Site and the designated 

assets recorded in the Study Area will not be affected by the development.  

7.47 Due to the Site’s location in an Archaeological Priority Area and proximity to a number of known archaeological 

features identified at 15-17 Brighton Road, it is recommended that the survival of buried archaeological 

features be assessed through an archaeological field evaluation of the site. Such work could be completed as 

part of a condition attached to the planning permission.  

7.48 It can therefore be demonstrated that the Proposed Development has assessed the archaeological 

implications of the Site through early study of the Site. Further action to review the in situ archaeological 

conditions of the Site can be established through planning condition and this will ensure that any required 

conservation takes place. As such the proposals comply with CLP1 Policy SP4.11-4.15, Policy UC10 and 

emerging Policy DM19.  

IMPACTS ON ADJOINING AND SURROUNDING OCUUPIERS 

Relevant Planning Policy  

7.49 The London Plan 2011 Policies 7.14 Improving Air Quality and 7.15 Reducing Noise and UDP Policy EP1 

Pollution seek to protect residents from pollution associated with new development, such as increased noise 

disturbance and air pollution. 

7.50 The London Plan Policy 7.6 states that buildings should not cause unacceptable harm to the amenity of 

surrounding land and buildings, particularly residential buildings in relation to privacy and overshadowing. The 

London Housing SPG states that the degree of harm on adjacent properties within a proposed scheme should 

be assessed drawing on broadly comparable residential typologies within the area and of a similar nature 

across London.   
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7.51 UDP Policy UD8 Protecting Residential Amenity sets out that the Council will have regard to the following 

factors when considering applications for residential development:  

(i)  Form and layout of existing and adjacent buildings. 

(ii)  Privacy and amenity of occupiers of surrounding buildings ensuring that both new and existing 

occupiers are protected from undue visual intrusion and loss of privacy; and 

(iii)  Amenity space that respects the character of the surrounding area and provides an amenity area for 

residents. 

(iv)  Residential amenity space that is considered as an integral part of the design of the overall 

development concept. 

(v)  Maintenance of sunlight or daylight amenities for occupiers of adjacent properties. 

7.52 The SPD on Residential Extensions and Alterations states that the maximum acceptable projection beyond 

the rear of the neighbouring building for terraced and semi-detached dwellings is generally 3 metres, although 

on well separated detached dwellings, a larger extension may be permissible. 

7.53 Emerging Policy DM11.3 in Croydon’s Local Plan states that the amenity of the occupiers of adjoining 

residential and commercial buildings is protected or improved, proposals should maintain sunlight and daylight 

levels for both existing and new occupiers. Saved Policy UDP2 states that development proposals will be 

permitted provided they allow adequate daylight and sunlight to penetrate into and between buildings, taking 

account of opportunities to optimise solar gain and energy. 

Assessment  

Layout, privacy and visual impact 

7.54 The Proposed Development has been designed to respect the layout of the surrounding buildings and 

character of the area, and maintain acceptable levels of amenity to the occupiers of neighbouring properties.  

7.55 The proposed building is positioned on the southern boundary of the Site, orientated diagonally in relation to 

the surrounding buildings. The new block is shorter in length than the existing residential block on the northern 

side of the courtyard in order to maximise daylight.  

7.56 The proposed massing is sympathetic to the existing dwellings as the angled profile allows the building to taper 

away at the closest points to the existing east and west blocks. Internally, this angled plan allows the new flats 

to be multiple aspect, either dual or quadruple, with maximum views and light for future residents but reduces 

overlooking issues as there are no direct views at 90 degrees, instead ensuring that views out are always 

elongated with diagonal outlooks. All these design features limit overlooking and ensure there are no negative 

impacts on access to daylight and sunlight in the existing neighbouring properties.  
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7.57 To the east, the proposed development is 7.2m from the closest point of the existing block and to the west, the 

building is 7.3m from the existing block. We consider this to be a sufficient distance to prevent visual intrusion.  

7.58 Along the north façade the terraces are positioned on the two inner facets in the façade to minimise the 

distance to adjacent neighbours. On the south side, one balcony at first floor level facing southeast and one 

at second floor facing southwest are in the alternating recesses of the rear façade, serving the central unit on 

each level. There is full glazing onto the balconies however the diagonal outlook enhances privacy between 

neighbours meaning that overlooking onto neighbouring flats is reduced and that the impact on any future 

development at the Conservative Club is minimised.  

7.59 In regards to glazing, each frame can be filled in differently to create small or large glazed openings in response 

to the surroundings as well as the internal layout. For facades in closer proximity to neighbouring windows, 

(particularly along the front façade as well as the east and west sides of the building), high slot horizontal 

windows (above eye level) protect the privacy of those in the neighbouring buildings. 

7.60 Glazing is positioned at a high level in sensitive areas so only light is permitted inside but not views.  

7.61  It is considered that the Proposed Development does not materially impact on existing occupiers in terms of 

privacy, overlooking and visual impact.  

Daylight/sunlight 

7.62 The daylight and sunlight assessment undertaken by Malcolm Hollis and which is submitted as part of this 

application sets out in detail the tests which have undertaken to determine whether the proposals are 

acceptable.  

7.63 In order for the proposals to be evaluated against Croydon Council’s planning policy, Malcolm Hollis’ daylight 

and sunlight calculations have been undertaken using the Building Research Establishment Report (the “BRE 

guide”) and also British Standard 8206-2: 2008 – ‘Lighting for Buildings – Part 2: Code of Practice for 

Daylighting’ to which the BRE guide refers.  These are the industry standard methods that are used to evaluate 

proposals. 

7.64 In summary, Malcolm Hollis’ report demonstrates of the 44 windows tested, all will continue to meet the sunlight 

target values set out in the BRE guidelines. The daylight assessment shows that of the 70 windows tested, 13 

will fall short of the BRE guide target.  

7.65 Four of the windows (No. 17-21, 25-31, 33-39 and 43-47 Drovers Road) will continue to achieve very high VSC 

levels of over 26% which is less than 1% below the recommended numeric value suggested by the BRE guide. 

A further four windows, namely 19-23, 17-21, 43-47 and 41-45 Drovers Road serve bedrooms however it is 

considered that bedrooms have a lower expectation of daylight as they are mainly occupied at night time. That 

said, all of the bedrooms in question will continue to achieve high levels of VSC of between 23%-25%. The 
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loss recorded to the living room window at 43-47 Drovers Road is also considered to be moderate as the 

window is secondary in nature with the main windows serving the room being unaffected by the development. 

7.66 Therefore these losses are relatively minor as the 13 windows affected will continue to maintain a high VCS 

of over 23%, with four achieving over 26%. Whilst reductions occur, the majority of the windows surrounding 

the site will continue to receive excellent levels of daylight given the urban context and infilling nature of what 

is essentially vacant land, it would be very difficult to fully satisfy the criteria and therefore should be subject 

to less stringent targets.   

7.67 Having regards to BRE guidelines, the results demonstrate that the effects of the Proposed Development on 

levels of daylight and sunlight enjoyed by neighbouring properties are acceptable, and therefore the proposals 

satisfies Croydon Council’s policies on this matter. 

Air Quality 

7.68 An Air Quality Assessment has been undertaken in support of the application.  In summary, it concludes that 

air quality is not considered to represent a constraint to development.  If best practice measures are undertaken 

during construction then the significance of potential air quality impacts from dust generated by construction 

activities are predicted to be negligible and have no impact on existing residents, therefore the proposals 

satisfy Croydon council’s policy requirements on this matter.   

Summary 

7.69 The buildings have been carefully positioned to allow for privacy and amenity that meets the standards required 

within the London Plan and Local Plan.  There will be no loss of amenity for neighbouring properties.  Although 

there will be some loss of daylight, it is considered negligible considered the site’s context as part of an urban, 

built up area. As the proposals will not have a harmful impact on the amenity of neighbouring properties, it is 

evident that the proposals satisfy UDP Policy UD8 and emerging policy DM11.3.    

AMENITIES OF FUTURE OCUPIERS 

Relevant Planning Policy  

7.70 The London Plan Policy 3.5 Quality and Design of Housing Developments sets out that internal and external 

quality should be high. Table 3.3 sets out minimum space standards for new residential development. The 

Mayor’s Housing SPG sets out residential standards and guidance. London Plan Policies 7.2 and 7.4 require 

all new developments to achieve the highest standard of accessible and inclusive design and building on the 

positive elements that can contribute to enhanced character. 

7.71 Croydon Local Plan - Strategic Policies Policy SP2.6 Homes: Quality and Standards requires all new homes 

achieve the minimum standards set out in the London Plan and The Mayor’s Housing SPG (Nov 2012). 
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7.72 UDP Policy UD8 Protecting Residential Amenity (see paragraph 7.40) states that residential amenity space 

must be considered as an integral part of the overall development and that amenity space must respect the 

character of the surrounding area. 

7.73 Saved UDP Policy RO12 states that planning permission will not be granted for residential development unless 

recreational open space arising from the needs generated by the proposals are provided at a standard of 

2.43ha per 1000 people. Commuted payments for off-site provision based on this standard will be acceptable 

where the Site is within an area of high density.  

Assessment  

 

Quality and inclusive design  

7.74 Full details of the proposed unit mix and internal configuration of the dwellings can be found in the Design and 

Access Statement and these comply with the requirements set out in paragraph 5.1.1 of the London Housing 

Design Guide. This states that design proposals should demonstrate how habitable rooms within each dwelling 

are provided with an adequate level of privacy in relation to neighbouring properties and the street and public 

spaces.  All units comply with the Mayor’s minimum space standards and all have good outlook and circulation 

space. 

7.75 The kitchen-dining-living space windows at first and second floor will offer some natural surveillance over the 

courtyard. All of the entrances to each building are located along the central amenity space, ensuring an active 

frontage. There is an appropriate distance between the proposed block and existing blocks. Therefore 

overlooking is not an issue.  

7.76 The Proposed Development has been designed to ensure accessibility and inclusivity. Full details are included 

within the Design and Access Statement.  

Amenity 

7.77 Private gardens enclosed with brick walls are proposed for the ground floor flats measuring 28sqm for the two 

end units (flats 1 and 3) and 38sqm for the central unit (flat 2). Balconies are proposed for all the upper floor 

flats measuring 5sqm. These balconies and gardens comply with the minimum space standards within the 

Housing SPG. 

7.78 Communal amenity space measuring 1,156sqm includes an existing enhanced shared courtyard and front 

garden which provides informal play space for young children.  

7.79 Soft landscaping is discussed further in the following section and seeks to provide visual amenity to new and 

existing residents.   

7.80 Cycle spaces are provided for residents in accordance with the London Plan standards in secure locations.  
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Environmental Considerations  

7.81 A Phase 1 Geo Environmental Desk Study has been prepared following preliminary site investigation. The Site 

was previously part of a cattle market until circa 1935. The Site was developed from circa 1946 mostly as car 

parking for the adjacent flats, however a building was present along the southern border of the Site which was 

demolished circa 1994. No potential off site sources of contamination have been identified.  

7.82 Based on the findings of the study and a preliminary site investigation which comprised two dynamic sample 

exploratory holes and chemical testing of soils. The risk to human health is considered to be moderate, unless 

mitigation measures are adopted.   

7.83 There is the potential that (without mitigation) exposure could occur to future site users in private gardens or 

soft landscaping if soils are disturbed and to maintenance workers/ contractors during maintenance or 

grounds/gardening work.  The Made Ground presents a potential source of ground gas which could also pose 

a future risk. A low risk to controlled waters has also been identified relating to the mobilisation of potential 

contamination from the Made Ground during construction works. A potential approach is to install a geo 

membrane and import clean fill for the private gardens and areas of communal open space, or alternatively 

dig out and dispose of material and replace with clean fill. 

7.84 A number of recommendations are made within the Phase 1 Geo Environmental Desk Study to address these 

issues and mitigate the risks posed by contamination on the Site. Please see the report for further details.  

Summary 

7.85 In summary, subject to some mitigation which can be conditioned, the Proposed Development satisfies the 

requirements of London Plan Policy 3.5, space standards set out in Table 3.3, London Plan Policies 7.2 and 

7.4, Policy SP2.6 and UDP Policy UD8.  

ACCESS AND PARKING 

Relevant Planning Policy  

7.86 Paragraph 024 of the NPPG states that layouts should minimise the creation of unsupervised and unsafe 

public spaces and access routes. 

7.87 London Plan Policy 6.1 states that the Mayor will work with all relevant partners to encourage the closer 

integration of transport and development by encouraging patterns and nodes of development that reduce the 

need to travel, especially by car and that parking standards are set as a maximum. The London Plan parking 

standards state that 1 to 2 bed units should have less than 1 parking space per unit. Policy 6.3 Assessing the 

Effects of Development on Transport Capacity states development proposals should ensure that impacts on 

transport capacity and the transport network, at both a corridor and local level, are fully assessed. Development 

should not adversely affect safety on the transport network. 
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7.88 CLP1 Policy SP8.15 states that the Council will encourage car free development in Centres, where there are 

high PTAL levels and when a critical mass of development enables viable alternatives, such as car clubs.  

7.89 CLP1 Policy SP8.3 Pattern of Development and Accessibility states that the Council will actively manage the 

pattern of urban growth and the use of land to make the fullest use of public transport, and co-locate facilities 

in order to reduce the need to travel. 

7.90 UDP Policy T8 Traffic Generation from Development states that development will only be granted where the 

traffic generated by a development can be satisfactorily accommodated on nearby roads, allowing for 

ameliorating measures such as the increased use of public transport or cycling. 

Assessment 

7.91 It is proposed that the existing two access points off Drovers Road are retained and combined with the 

courtyard to the centre of the three existing and one proposed blocks. The proposals enhance the existing 

access roads with new paving, which extends into the shared amenity space, and a controlled bollard system. 

Although emergency vehicle access is possible, the courtyard is proposed to be car free.  

7.92 The proposed access routes have been tested within the Transport Statement to demonstrate that they are 

suitable for the scale of development for vehicular, refuse and fire engine access, details of which can be found 

in the accompanying report. 

7.93 The Transport Statement concludes that the development proposals will generate no significant residual 

transport related impacts.  It is therefore considered that the development proposals as described in this report 

are sustainable in terms of transport at this location. 

Car Parking 

7.94 The PTAL rating for the Site is 5, which indicates a very good level of accessibility to public transport. Therefore 

it is proposed that the development is car-free. However, three parking spaces, including one wheelchair 

accessible space, will be provided within the curtilage of the proposed application site to accommodate for 

existing car parking demand and to ensure the amenity of the proposed development is not compromised.   

7.95 Justification for this amount of parking is set out below: 

 According to the Census 2011, current car ownership levels for the area is low at 0.78 per household. 

Using this figure, the demand generated for parking from the Proposed Development would be 7 

spaces. However, no on-site parking is proposed given the proposed development site’s PTAL score 

and subsequent accessibility to a range of nearby public transport facilities. 

 A parking stress survey was undertaken as part of the scope of the Transport Statement to assess 

whether it would be possible for the new residents to park on-street nearby. The average overnight 

stress was found to be 65% with greatest stress on Drovers Road (83%). In total, an average of 22 

unrestricted legal spaces were available during the survey period. 
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 The Site is suited to being a car-free development as it has a PTAL of 5 (very good) and it is an 

accessible location. It is within a five minute walk from South Croydon Station which provides regular 

services to London Victoria, London Bridge, East Croydon, Caterham and Forest Hill. The nearest bus 

stop is on Croham Road and Upland Road Whitgift School, only a few minutes walk from the site. This 

range of transport provision significantly reduces the need to residents to require the use of a private 

car. Furthermore there are a number of shops, services and facilities all within walking and cycling 

distance. 

 In addition to this, the proposals will provide one bed units which are more likely to attract professionals 

and young couples as opposed to families which further reduces the requirement for residents to own 

a private car.  

7.96 All calculations for cycle parking is based upon The London Plan and London Housing SPG Standard 20 

(Policy 6.9) wherein it states all developments should provide dedicated storage space for cycles at 1 no. 

space per studio and one bed dwellings and 2 no. spaces for all other dwellings. 

7.97 Cycle parking for the proposed scheme will therefore be provided in line with London Plan guidance with one 

cycle space provided for the 9 one bedroom dwellings plus one visitor space. Therefore a total of 10 cycle 

parking spaces will be provided for future residents. 

7.98 Given the good PTAL level and the sustainable location and level of capacity for parking on-street, we consider 

a reduction in parking spaces to be acceptable and accords with CPL1 policy SP8.16 which states the Council 

and its partners will seek to limit parking spaces in the borough.   

7.99 In summary, the development proposals will generate no significant residual transport related impacts.  It is 

therefore considered that the development proposals are sustainable in terms of transport at this level and 

comply with London Plan Policy 6.1, Policy 6.3 and UDP Policy T8. 

LANDSCAPING, TREES AND ECOLOGY 

Landscaping 

7.100 UDP Policy UD14 sets out that all landscape associated with new development should be considered as an 

intrinsic part of the overall design concept and considered from the outset. Policy SP7.1 states that in order to 

deliver new and enhanced green infrastructure commensurate with growth the Council will apply a presumption 

in favour of development provided applications assist in the delivery of a Green Grid and meet the requirements 

of Policy SP7.  Within emerging CLP2, Policy DM28 aims to protect and enhance biodiversity by incorporating 

within and on buildings, green walls, green roofs or equivalent measures. 

7.101 The Ecological Assessment identified that there was potential to support common nesting birds in the trees on 

the Site. No other protected or notable species are likely to be supported by the Site. Appropriate timing of 

vegetation removal, pre-works checks and replacement trees will ensure that there is no impact on nesting 

birds or roosting bats. Overall, the introduction of areas of herbaceous planting will greatly increase the 
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biodiversity of the Site. This supports Paragraph 109 in the NPPF that states that the planning system should 

contribute to and enhance the natural and local environment by minimising impacts on biodiversity and 

providing net gains in biodiversity. It is also supportive of Policy SP7.4 within CLP1 that states that the Council 

and its partners will enhance biodiversity across the borough, assist ecological restoration and address spatial 

deficiencies in access to nature by protecting and enhancing sites of importance for biological and 

geographical diversity. 

7.102 Policy SP7.3 states that the Council and its partners will maximise opportunities for street tree planting, green 

roofs, green walls and green landscaping to assist urban cooling in a changing climate. Soft landscaping will 

be used to soften the appearance and enhance the site’s ecology while maintaining privacy for new and 

existing residents. Further details of the soft landscaping proposed can be found within the Ecological 

Assessment that accompanies this planning statement.   

7.103 Overall, the above proposals comply with Policy UD14 the relevant Green Grid policies in CPL1 including 

Policy SP7, emerging CLP2 Policy DM28 and Croydon’s SPG 12.   

Trees 

7.104 Policy SP7.5 in the CLP1 states that the Council and its partners will support the role of productive landscapes 

by supporting tree planting and ensuring landscaping is flexible so that spaces may be adapted for growing 

opportunities.  Policy DM29: Trees in emerging CLP2 states that development will not be permitted if it results 

in the loss or the excessive pruning of preserved trees or trees where they make a contribution to the character 

of an area. 

7.105 An Arboricultural Report has been submitted to support the application which identifies that four arboricultural 

items comprising four individual trees are present, with the overall quality of the existing tree stock being low. 

Three of the threes are within the Site boundary and one is located outside of the Site boundary. One tree, 

located outside of the boundary has been graded as Category U (trees of poor quality unsuitable for retention) 

due to structural defects and three have been graded as Category C (trees of low quality).  

7.106 The Proposed Development necessitates the removal of three Category C trees. These trees will have their 

Root Protection Area (RPA) and above ground portions of their crown impacted by the development of the site 

and their removal would be required to facilitate the design footprint.   

7.107 Policy 7.21 of the London Plan requires existing trees of value to be retained, any loss as the result of 

development to be replaced and new tree planting encouraged.  To mitigate tree loss, eight replacement trees 

are proposed along the north and south boundary of the courtyard. The Landscape Design Plan illustrates the 

replacement tree planting soft landscaping proposals.  

7.108 Overall, the above proposals to plant 8 new trees comply with the Green Grid policies in CLP1 including SP7.5, 

London Plan Policy 7.21 and emerging policy DM29.   
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FLOOD RISK AND SUSTAINABILE DRAINAGE 

Relevant Planning Policy  

7.109 Paragraph 103 in the NPPF states that local planning authorities should only consider development 

appropriate in areas at risk of flooding where, informed by a site-specific flood risk assessment. The NPPF 

specifies that surface water arising from a developed site should, as far as be practicable, be managed in a 

sustainable manner to mimic the surface water flows arising from the Site prior to the proposed development.  

7.110 London Plan Policy 5.13 also states that a development should utilise Sustainable Drainage Systems (SuDS) 

unless there are practical reasons for not doing so, and should aim to achieve greenfield run off rates and 

ensure that surface water run-off is managed as close to its source as possible.  

7.111 CLP1 Policy SP6.3 which requires all Major developments in Flood Zone 1 and all new development within 

Flood Zones 2 and 3 to provide site specific Flood Risk Assessments (FRA) and to utilise SuDS. Policy SP6.4 

in CLP1 requires that all development should utilise SUDs to reduce surface run-off and provide water 

treatment on site. 

Assessment  

7.112 A Flood Risk Assessment (FRA) has been prepared in support of the application which assesses potential 

flood risk. A separate Drainage Strategy that has been informed by the FRA has also been prepared.  

7.113 As set out in detail in the FRA, the scheme proposes to provide separate foul and surface water systems within 

the planning application boundary. The scheme also proposes that foul water discharge will be adopted to 

Thames Water sewer local to the planning application boundary and surface water management incorporating 

SuDs measures where possible, with surface water discharges to ground via soakways.  

7.114 The proposed development site is within a Critical Drainage Area (CDA) with the majority of the Site located 

in Flood Zone 1, indicating a low risk of flooding from rivers and seas. A small area, in the southwest corner of 

the site is located in Flood Zone 2 (medium risk). The NPPF states that development for ‘more vulnerable’ 

uses (such as residential) is appropriate in Flood Zones 1 and 2. The Proposed Development site is generally 

at low risk of flooding and will manage surface water in a sustainable manner so as to not impact on flood risk 

to third party lands. This proposed scheme meets with the policy requirements of the NPPF, London Plan and 

Croydon Local Plan with regard to development and flood risk. 

7.115 The proposed Drainage Strategy layout has been designed to match a Greenfield development, following 

London Plan best practises. Through the use of, permeable paving, soakaways and soft landscaping, the 

Proposed Development will attenuate surface water flows, provide water quality treatment and prevent 

downstream flooding.  These achievements align with London Plan Policy 5.13 and CLP1 Policy SP6.4 and 

SP6.3.   
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7.116 Further information can be found in the accompanying document on Drainage Strategy. The Drainage Strategy 

report sets out that the Proposed Development can be adequately provided with all necessary surface and 

foul infrastructure.  

Summary  

7.117 This section has assessed the Proposed Development, starting with consideration of the acceptability of the 

Site for residential development and then tested the scheme having regard to detailed policies and standards 

in the development plan, and it has satisfied them all. 
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8 AFFORDABLE HOUSING ASSESSMENT  

8.1 As we explained in Section 2, Croydon Council has set an ambitious target of achieving the delivery of up to 

50% affordable housing provision across the portfolio of sites that are being developed by Brick by Brick.  

8.2 Drovers Road is a wholly shared ownership scheme. It is important that its position within the overall Smaller 

Sites Programme is understood. The purpose of this section is to set the application proposals for Drovers 

Road within the context of the overall development of the portfolio and also the separate tranche within which 

it sits.  It considers the proposals and the tranche as a whole against the relevant policies relating to the 

provision of affordable housing and considers whether there are any issues arising from 9 of the 11 schemes 

within this tranche being mono tenure (excludes 1 and 2 unit schemes at Tollgate and Ravensdale for analysis 

purposes)..  It also explains how tenure will be controlled through the use of a legal agreement linking all of 

the applications within this tranche. 

The Portfolio 

8.3 The portfolio comprises circa 53 sites that will be developed for a mix of market and affordable housing, with 

the latter developed in the form of socially rented and shared ownership/discounted market sale. Given the 

number of sites that are proposed for development, it was agreed that Brick by Brick would bring them forward 

in four separate tranches. Within each tranche, it is envisaged that there would be a mix of units and given the 

circumstances of each site and in some cases their small size, it is proposed that some of the sites will be 

developed as single tenure sites. We set out below a summary of the portfolio and a summary of this tranche: 

Portfolio 

Tenure Units %  Affordable Units % 

Private 552 53.8  Shared Ownership 310 65.4 

Affordable 474 46.2  Rent 164 34.6 

Total 1,026 100.0  Total 474 100.0 

Tranche 2 

Tenure Units %  Affordable Units % 

Private 121 56.0  Shared Ownership 72 76.0 

Affordable 95 44.0  Rent 23 24.0 

Total 216 100.0  Total 95 100.0 
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8.4 This application is one of 11 proposals that are being submitted in the second tranche. It comprises 8 out of 

the total of 121 private/market units that are proposed within this tranche and it is proposed that no affordable 

housing would be provided as part of this scheme. As noted, in total the tranche will provide 95 affordable units 

which is some 44% of the total of this tranche.   

8.5 Assuming the 1 and 2 unit schemes at Tollgate and Ravensdale are part of the larger schemes, within the 

tranche as a whole, 9% (1 scheme) is mixed in tenure and 91% are mono tenure (10 schemes). Of the mono 

tenure schemes, 50% are affordable (5 schemes) and 50% are market (5 schemes). It is the scheme at 

Tollgate (42 units) that is mixed in tenure in the form of 27 private units and 15 shared ownership/discounted 

market sale units.  

8.6 Including these proposals, 4 of the sites comprise only market housing, and these sites are Academy Gardens 

(9 units), Homefield House (24 units), Marston Way (12 units) and Ravensdale (A, B & C – 31 units).   

8.7 Of the 5 sites that contain only affordable housing, Drovers Road (9 units), Coldharbour Road (8 units), 

Thorneloe Gardens (10 units) are shared ownership. Two schemes contain two types of affordable housing; 

Warbank Crescent is formed of 16 shared ownership homes and 20 affordable rent units and Cheriton House 

is formed of 24 shared ownership units and 3 affordable rent units. No schemes are solely affordable rent.  

8.8 The breakdown of units within the tranche is provided below and we have also provided information on the 

number of habitable rooms: 

 

 UNIT NUMBERS HABITABLE ROOMS 

 Mkt Rent Share Total Mkt Rent Share Total 

Eagle Hill 8 0 0 8 28 0 28 28 

Coldharbour Road 0 0 8 8 0 0 20 20 

Academy Gardens 9 0 0 9 18 0 0 18 

Drovers Road 0 0 9 9 0 0 18 18 

Thorneloe Gardens 10 0 0 10 24 0 0 24 

Marston Way 12 0 0 12 48 0 0 48 

Homefield House 24 0 0 24 83 0 0 83 

Cheriton House 0 3 24 27 0 6 52 58 
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Ravensdale (Plots A, B & C)  31 0 0 31 122 0 0 122 

Warbank Crescent 0 20 16 36 0 77 52 129 

Tollgate (Plots A, B & C)  27 0 15 42 86 0 40 126 

Total 121 23 82 216 409 83 184 676 

 

Tenure H/R %  Affordable H/R % 

Private 409 56.9  Shared Ownership 184 69 

Affordable 267 43.1  Rent 83 31 

Total 676 100.0  Total 267 100.0 

 

 

Overall provision of affordable housing   

8.9 The London Plan and the Croydon Local Plan have a number of policies which seek to guide the provision of 

affordable housing in London. Policy 3.8 seeks provision of a genuine choice of housing, including affordable 

family housing.  Policy 3.9 seeks to encourage mixed and balanced communities with mixed tenures promoted 

across London and specifies that there should be no segregation of London’s population by tenure.  Policy 

3.11 identifies that there is a strategic priority for affordable family housing and that boroughs should set their 

own overall targets for affordable housing provision over the plan period.  Croydon Council has set a target of 

50% (Policy CLP1). 

8.10 As we have explained, this application is for nine units which is just below the threshold set out in the Croydon 

Local Plan for the provision of affordable homes (Policy SP2.4).   

8.11 As part of the development of the portfolio and specifically this tranche, we have maximised the amount of 

housing to be provided on this Site, and the affordable housing is to be provided on another site, rather than 

through a commuted payment.  Policy SP2.4 and the guidance in Table 4.1 provides for affordable housing to 

be provided off site on a donor site, and this is exactly what is being provided in this case.  In effect, the tranche 

comprises 11 sites, some of which are donor sites, and overall therefore when taken as a whole, the tranche 

complies with the requirements of the London Plan because the maximum amount of affordable housing is 

being provided, and it complies also with the policy requirements of the Local Plan and specifically Policy 

SP2.4 which seeks up to 50% of the units as affordable.  These proposals form part of a tranche that will 

deliver 44% of the units as affordable. 
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8.12 It is relevant also that the affordable housing is being provided on donor sites and a commuted sum is not 

being paid.  Where commuted payments are made, there is normally a lag between the payment being paid 

and provision being made.  This will not happen here because the donor sites will come forward for 

development at the same time. 

8.13 It is worth noting that based on the Council’s own assessment which is set out in the Annual Monitoring report, 

the development industry has failed to meet the target of the Council to achieve 50% of all new housing being 

delivered as affordable.  Housing completions data published by Croydon Council for the period 01.04.15-

31.12.15 demonstrates that for completed residential developments, only 21% of the total provision was 

affordable housing and a number of the completed schemes provided 100% affordable housing and were not 

mixed tenure. 

8.14 Affordable housing is 44% of all of the housing units to be provided in this tranche and we contend that this is 

a very significant level of provision and that significant weight should be placed on this in the determination of 

the application. 

8.15 It is relevant also to note the Council’s waiting list for affordable housing is over 5,000 families in 2015 (source: 

London Data Store).  The provision of 95 units in this tranche and 474 overall within the portfolio will make a 

significant contribution to meeting this need. 

Type of affordable housing 

8.16 The table below summarises the current proposals for the portfolio as a whole which is that 35% of the 

affordable housing will be for rent and 65% for shared ownership: 

Tranche Shared Ownership Affordable rent 

1 37 (74%) 13 (26%) 

2 72 (76%) 23 (24%) 

3 76 (75%) 25 (25%) 

4 125 (55%) 103 (45%) 

Total 310 (65%) 164 (35%) 

 

8.17 Paragraph 50 of the NPPF states that Local Planning Authorities should identify the size, type, tenure and 

range of housing that is required in particular locations, reflecting local demand and where a need for affordable 

housing has been identified, policies should be set for meeting this need on site, unless off-site provision or a 

financial contribution of broadly equivalent value can be robustly justified (for example to improve or make 
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more effective use of existing housing stock) and the agreed approach contributes to the objective of creating 

mixed and balanced communities.  Paragraph 50 continues to state that such policies should be sufficiently 

flexible to take account of changing market conditions over time.  

8.18 Policy 3.9 of the London Plan sets out that a more balanced mix of tenures should be sought in all parts of 

London, particularly where social renting predominates and there are concentrations of deprivation whilst 

Policy 3.11 sets out that 60% of the affordable housing provision should be for social and affordable rent and 

40% for intermediate rent or sale.  Priority should be accorded to provision for affordable family housing.   

8.19 Policy SP2.3 of Croydon’s Local Plan Strategic Policies (2013) sets out a strategic policy target of 25% of all 

new homes to be affordable rented homes and 10% to be intermediate homes. Table 4.1 (see below) sets out 

that Croydon Council will seek a 60:40 ratio between affordable or social rent and intermediate low cost home 

ownership (unless there is agreement by a Registered Provider that a different tenure split is justified within 

the Croydon Opportunity Area).   

 

8.20 Croydon Council are currently in the process of undertaking a partial review of its Local Plan and are seeking 

to amend policy in relation to on-site/off-site provision. Whilst retaining the 60:40 tenure split,  and to the mix 

of affordable housing tenures from 60:40 the policy now states that the intermediate housing can include 

Starter Homes and the split must be adhered to unless there is agreement between Croydon Council and a 

Registered Provider that a different tenure split is justified and subject to national regulations on provision of 

starter homes. 

8.21 Greater flexibility is also proposed outside of Croydon Opportunity Area and within district centres where donor 

sites may be used to provide affordable housing provided 10% affordable housing will be on-site and the donor 

site is located within the same Place as the District Centre.   
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8.22 As noted, the current proposals provide for 24% affordable rented accommodation and 76% shared ownership, 

and in the portfolio as a whole, the proportions are 35% affordable rented and 65% shared ownership.   This 

does not meet the Council’s current target of 60:40. 

8.23 There are two points to note.  First, this split is a necessary and important part of the overall viability of the 

project, leading to the achievement of almost half of the homes being affordable (44%).  We have tested the 

viability of sites on a 60:40 rented and shared ownership split on a policy compliant basis and the number of 

viable sites reduces and the total delivery of affordable units drops significantly from the 474 currently 

proposed.  The proposed approach therefore not only delivers an almost policy compliant total of 44% 

affordable homes, but it also provides significantly more affordable units in total.      

8.24 Increasing the amount of socially rented accommodation leads to a reduction in the total amount of affordable 

housing that can be provided.  It is suggested that the approach that is proposed can be supported because it 

will provide the maximum amount of each type of affordable housing. 

8.25 Second, some of the wards in which the affordable housing is proposed already have a high proportion of 

socially rented accommodation, and therefore these proposals will provide greater balance in the type of 

affordable housing proposed within that ward.  This information will be provided on a tranche basis to 

demonstrate the overall acceptability of the proposals. 

8.26 Finally, it is worth noting that the Council’s Housing team supports Brick by Brick’s development proposals on 

the basis that it will deliver 474 affordable units, of which 164 will be for rent.  This is a significant contribution 

to the borough’s overall housing stock. 

Mono tenure within the ward 

8.27 Having regard to the guidance in the development plan about the benefits of mixed tenure developments, 

Drovers Road is located within Croham ward and it is important to consider whether there are any issues 

arising from a mono tenure scheme being provided within the ward and within the borough as a whole. 

8.28 Within the borough as a whole, 58.8% of the housing stock is owner occupied.  Within the ward, the level is 

60.1%.  Within the borough, 37% is socially rented or shared ownership, and within the ward it is 18%  This 

information is summarised in the table below: 

Tenure Croydon South Norwood 

  
number % number % 

All households 145,010 100.0 6,999 100.0 

Owned 85,230 58.8 4,207 60.1 

Owned: Owned outright 34,882 24.1 1,702 24.3 

Owned: Owned with a mortgage or loan 50,348 34.7 2,505 35.8 

Shared ownership (part owned and part rented) 1,855 1.3 96 1.4 
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Social rented 25,887 17.9 584 8.3 

Social rented: Rented from council (Local 
Authority) 

14,362 9.9 98 1.4 

Social rented: Other 11,525 7.9 486 6.9 

Private rented 30,472 21.0 2,056 29.4 

Private rented: Private landlord or letting agency 28,762 19.8 1,966 28.1 

Private rented: Other 1,710 1.2 90 1.3 

Living rent free 1,566 1.1 56 0.8 

8.29 The above table demonstrates that the ward of Croham has a lower proportion of affordable housing than the 

borough as a whole. It is evident that the introduction of 9 shared ownership units would provide a more 

balanced tenure mix within the ward but is still unlikely to result in any significant social changes at the local 

neighbourhood level.   

8.30 The tranche as a whole will provide 44% of the units as affordable which is materially above the borough 

average of 19.2%. The portfolio as a whole will provide 46% affordable which is also materially above the 

borough average. 

8.31 The location of the units within this scheme, the first tranche and the portfolio as a whole, are shown on the 

map below.  The map and the analysis of tenure illustrates the dispersed nature of the schemes around the 

borough and that the proposals achieve the stated policy objective to achieve the maximum amount of 

affordable housing as part of mixed communities. 
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9 CONCLUSIONS 

9.1 The Proposed Development is an underutilised brownfield land situated within an urban setting and is therefore 

suitable for residential development. The Proposed Development will deliver nine high quality, well designed 

units for shared ownership in the form of 1 bedroom flats. It has been carefully designed to complement the 

existing residential blocks around the courtyard in relation to massing, layout and siting. The proposals make 

better use of this informal car parking area and will create a fourth edge to the site, helping to enhance the 

existing courtyard which will benefit both new and existing residents. The loss of three trees will be mitigated 

for by the planting of 8 additional trees in the courtyard.    

9.2 The massing and siting has been carefully considered and maintains the amenity of the existing residents.  

Whilst some reductions in daylight occur, the majority of the windows surrounding the site will continue to 

receive excellent levels of daylight. Given the urban context of the Site, it would be very difficult to fully satisfy 

the criteria.  

9.3 The internal configurations of the dwellings meet the space standards in the housing SPG and London Plan. 

The proposals include well landscaped shared surfaces for pedestrians, cyclists, informal child’s play and 

when necessary, vehicles.  

9.4 The Site is located in a predominantly residential area with a PTAL of 5 (very good). As such, it is considered 

a suitable location for this density of development and for a car-free development. However the proposals will 

re-provide three existing parking spaces to the front of the existing buildings, including one wheelchair space 

in addition to cycle storage in accordance with the London Plan.  

9.5 There will be an increase in biodiversity through the planting of additional trees and soft landscaping. A 

practical and achievable drainage strategy is also proposed. It is a well-designed and considered scheme that 

has the support of Croydon Council’s officers. 

9.6 In respect of the role of Drovers Road with the second tranche of the Smaller Sites Programme, a total of 44% 

of affordable housing is proposed. This complies with the London Plan objective to maximise housing provision 

and Croydon Council’s objective to achieve close to 50% affordable housing. The Proposed Development is 

part of the strategy to achieve this level of affordable housing.  

9.7 Although the proposal is below the ten unit threshold and therefore affordable housing is not required, within 

the context of the second tranche of the Smaller Sites Programme, a s106 agreement will be used to link all 

of the sites, thereby negating the need for a separate commuted payment from market housing development 

on the Site. 

9.8 The NPPF provides a clear presumption in favour of sustainable development and the provision of all forms of 

new housing. The CLP1 and the London Plan set out a clear need to provide housing in the borough with the 
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CLP1 Partial Review increasing this need significantly. The mix of housing type proposed broadly meets the 

current policy requirement for larger units and meets the emerging policy target for larger units. 

9.9 In summary, the Proposed Development complies with the guidance in the NPPF and the overall policies and 

standards in the Development Plan. It is contended that planning permission should be granted without delay 

for this sustainable residential scheme.  


