Application No :  11/03865/FULL1 Ward:
Bromley Town

Address : Multistorey Car Park Simpsons Road
Shortlands Bromley

OS Grid Ref: E: 540286 N: 168663
Applicant : Cathedral (Bromley) Limited Objections : YES
Description of Development:

Demolition of existing buildings and redevelopment with mixed use scheme
comprising multi-screen cinema, 200 flats, 130 bedroom hotel, Class A3 units
(restaurant and cafe) (Includingl unit for flexible class Al (retail shop) Class A3
(restaurant and cafe) or Class A4 (drinking establishment) use), basement car
parking, associated access arrangements (including bus parking), public realm
works and ancillary development.

Key designations:

Biggin Hill Safeguarding Birds

Biggin Hill Safeguarding Area

Flood Zone 2

Flood Zone 3

London City Airport Safeguarding
London City Airport Safeguarding Birds
London Distributor Roads
Ravensbourne FZ2 and FZ3
Secondary Shopping Frontage Adj

Proposal

e Mixed use redevelopment set around a central landscaped podium mounted
public plaza with cinema and parking levels below and restaurants, hotel
and residential above with landscaped flight of steps leading to lower plaza
fronting Westmoreland Road

e 9 screen cinema (Use Class D2 Assembly & Leisure) with 2,708mz2
floorspace will be accessed via escalators from the north west corner of the
public plaza

e 200 unit residential development along northern and western edges will
comprise 60 one bedroom flats, 126 two bedroom flats (including 2
penthouses), 4 three bedroom flats and 10 two bedroom maisonettes
(15,178m? total floorspace including circulation space)

e main residential building along northern boundary rises from 6 to 19 storeys
above podium deck with restaurants/cafes at plaza level and with nine
storey component adjacent to eastern pedestrian entrance to site (via
walkway from High Street through RBS complex)



e lower residential/restaurant building along western boundary rises 2 to 4
storeys above plaza level

o 46 flats (representing 22% of habitable rooms) will be affordable housing as
follows:

7 one bedroom flats (affordable rent)

16 two bedroom flats (affordable rent)

13 one bedroom flats (shared ownership)
10 two bedroom flats (shared ownership)

O O 0O

e 9 restaurants/cafés will face onto the main public plaza at podium level and
lower level adjacent to Westmoreland Road with a total floorspace of
2,629m?2 as follows:

0 Units 1-7 (Use Class A3 restaurants) - 1,755m?

0 Unit 8 (Flexible Use Class Al retail/A3 restuarants/A4 drinking
establishments) — 544 m?

0 Unit 9 (Use Class A3) under hotel — 330mz2

e 5to 7 storey 130 bedroom hotel building along eastern edge (Use Class C1)
(4,800m2 total floorspace including plaza level restaurants/cafes) — 10
bedrooms will be wheelchair accessible bedrooms and 5 bedrooms can be
modified for accessible use if required

e 5,317 m2 (including all hard and soft landscaping) upper and lower plaza
levels providing a new civic space with six metre change in levels from north
to south of site accommodated through steps in the main public space rising
to the height of the podium deck with street furniture, sculpture and a
suspended halo above the main plaza area

e lower ground and subterranean car park (five decks) providing 400 car
parking spaces (including 33 disabled spaces) of which 300 will be for public
use and 100 for residential use, 20 motorcycle spaces, 20 electric car
charging points, plant room, Combined Heat and Power (CHP) area, bin
store, 3 public WCs, concierge station, ATM machine and goods delivery
area (17,086mz total floorspace)

e 301 secure cycle parking spaces throughout the site

e car club parking space located on nearby street

e Simpson’s Road will be reconfigured with a new junction onto
Westmoreland Road and an access road running underneath the podium
and linking with the general line of the existing Simpson’s Road along the
western and northern site boundary line

e bus turning area in Simpson’s Road within north west corner of the site with
two existing TfL bus stands relocated adjacent to the new servicing areas on
the western arm of the road

e culverted tributary of the River Ravensbourne will be diverted along the
general line of the Westmoreland Road street frontage to then intersect with
the main River Ravensbourne culvert with a maintenance buffer retained.

A Design and Access Statement has been submitted which includes the following:



e details of pre-application public consultation exercise and other consultation

e details of site assessment including: physical context: existing condition;
local housing context; social context; economic context; planning context;
environmental context; vision/aspirations; bigger picture context; historic
background context; key views; existing routes and accesses; existing
buildings on the site; bigger picture context; historic background context;
key views; existing routes and accesses; existing buildings on site; site
opportunities and constraints

e details of public realm strategy for Bromley Town Centre and Bromley North
Village

e consideration of uses and amount of development informed by development
brief and development agreement

e details of initial scheme by Geddes Architects and details of design
evolution following appointment of Guy Holloway Architects

e details of vehicular access and movement, delivery strategy, waste
management, sustainability strategies, signage strategy, inclusive access
design.

The following is a summary of the design considerations that informed to the final
scheme, as set out in the Design and Access Statement:

Distribution and layout of uses

e windowless cinema space suits underground location and creates a buffer
zone to the railway

e cinema entrance in the north west corner of the plaza creates focal end of
journeys from the south and east

e plaza level has a near continuous strip of single storey restaurant and café
spaces around perimeter to create a highly glazed active elevation dropping
down to the south of the site to provide double height restaurants for a new
entrance and marker for the scheme

e hotel is separated from the residential block to create a break in the building
form to improve the visual and physical connection with Westmoreland
Place

e communal entrance lobbies to residential units are accessed directly from
the plaza further activating the frontage around the space

e upper public plaza and lower public plaza are linked via a ‘dramatic raking
landscape’ with steps, landscaping and terraces to create places for sitting,
eating and relaxing, whilst responding to the problematic level change in a
positive and dynamic manner

e plaza will enjoy sunny outlook from about 12.30pm due to low level of west
residential block

Public realm and landscape design

e public realm seeks to become a new civic destination and a new route to
and from Bromley South Railway Station improving connectivity and gaining
pedestrian space back from the existing, heavily trafficked vehicle space



Hotel

climb within site draws parallels with paths and rolling hills of the South
Downs - soft landscape strategy for the steps draws on local history and will
include planting of Broom (from which Bromley’'s name derives) and other
heathland plants

north western approach to the development through Westmoreland Place
and RBS complex will feature yellow paving with the roof removed from the
access bridge and new perforated side walls introduced to allow daylight in
civic square will feature al fresco dining areas, green spaces for lounging
and central circular area suitable for temporary events such as an ice rink, a
performance area or a market

buildings frame views to St Mark’s Church from centre of the square

circular bench will anchor space at south of development and relate to
mirror polished ‘Halo’ at the north end of the square which will provide
glimpses of activity from Westmoreland Road otherwise obscured by
change in levels

design of development promotes natural surveillance whilst street furniture
will prevent the entry of vehicles into the southern square

hotel mass forms a promontory that juts out over the new stepped
landscape from Westmoreland Road - glazing at plaza level with solid mass
of the hotel above will provide definition to building mass and signal the
entrance to the public realm and leisure hub

hotel design needed to address repetition of windows, size of window
openings and uniformity of facade to provide an attractive street front by day
and add to the dynamic of the space at night

limited daytime activity and fixed windows mean the facade will be very
static therefore it has been designed to have a visual sense of movement
through a graphic treatment - facade patterns will reflect the form of the
broom flower as an abstract shape creating changes in material and texture
and will continue from the masonry to the glazing to link the two elements
palette of solid white and stainless steel materials will be used
complimenting the natural green of the soft landscape and the white fagade
of the residential building opposite whilst the undulating steel surface will
reflect light into plaza

white masonry blocks will feature unique textured faces and a quartz
aggregate providing rich texture of shadows and a subtle sparkle when
caught by the sun

subtleties of the facade pattern and material changes will be lost at night so
a linear low intensity feature light will trace the form of the pattern providing
an ambient light to the public realm and a backdrop to the evenings’
activities

underside of the canopy at plaza level is clad in reflective stainless steel so
that activity will be perceived from Westmoreland Road

Residential (north wing)




e block will feature palette of white and dark grey composite panel cladding,
recessed balconies on the south facade and cranked balcony and bay
arrangements to the north facade whilst apartments on the slope of the main
block will have generous linear balconies inset into the building’s rake

e point of the taller residential block to the east has protruding feature
balconies creating a dynamic facade when viewed from the High Street and
Bromley Town Centre

¢ height of block is similar to that of the 10 and 12 storey office blocks just
north of the station building which are generally 10 to 15 metres higher at
ground floor level

e lower portion of north elevation facade is predominantly the highly serviced
windowless box of the cinema and the windowless rear elevation of the
plaza level restaurants - facade will comprise uniform dark grey louvred
composite panel cladding with a green wall at the lower section

Residential (west wing)

e western residential block varies from 1-3 storeys above the plaza level
restaurants and its lower height is a response to the two storey Victorian
houses on Newbury and Aylesbury Roads

e western block curves back and steps down to the lower plaza level at the
Westmoreland Road entrance to open the site up to St. Mark’s Church and
provide a further 2 storey restaurant/retail unit and activity at this lower level

e outlook and visual amenity of the residents of the adjacent Newbury Road
properties should be no worse than the existing view of the multi storey car
park which at 5 storeys is a substantial and visually unattractive building

e Dblock is shaped in section to present a very low eaves height to the
boundary and gets progressively lower as it curves around at the southern
end further lessening the impact to the rear gardens at the southern end of
Newbury Road and Westmoreland Road

e maisonette units are mainly single aspect towards the plaza thus minimising
any potential overlooking to the neighbouring properties

¢ lower floor of the unit places the communal corridor along the rear elevation,
creating a buffer to the neighbouring properties with corridor lit by high level
skylights

e upper floor places an inset roof terrace into the form of the roof - potential
overlooking is carefully controlled via the high parapet (1.4 metres) allowing
views to the distance but preventing downward views into neighbouring
gardens

e ‘growing wall' has been incorporated into the western elevation to soften the
edge of the new development and give an attractive outlook to Newbury
Road residents — it will involve a trellis system with a planter at street level
with planting growing up and a planter at plaza level with planting trailing
down.

A Planning Statement submitted with the application makes the following points
regarding design issues:



o AAP identifies Bromley South as the principal gateway into the Town Centre
and a tall building will help to generate a sense of arrival

e scale and massing has been influenced by need to reflect significant scale
of Town Centre development and the domestic scale of surrounding
residential streets - scheme provides a point of transition between the two
environments whilst promoting AAP objective of providing mixed use
development with a tall building on the site

e overall scale and size of this scheme bears a closer relationship to the
commercial scale of the town centre but care has been taken to protect
amenity of adjoining residential properties

e development will provide an appropriate and engaging frontage on
Westmoreland Road with design of strong architectural value whilst
ensuring a sensitive relationship with residential properties at No.4
Westmoreland Road and beyond

e particular emphasis has been placed upon the quality of design of the public
spaces within the scheme engendering a sense of place and arrival,
connectivity and good landscaping and ultimately a destination

e principles of ‘Secured by Design’ regarding security and crime prevention
have been incorporated into the scheme

e extensive design development has been undertaken to ensure that the new
buildings have an acceptable relationship with existing neighbouring
properties in terms of visual impact and the perception of scale, bulk and
height

e principles of inclusive design have informed the scheme, particularly the
public realm area — relevant guidance, standards and regulations been
carefully considered alongside discussions with Disability Voice Bromley
and Bromley Mobility Forum to provide a highly accessible environment

e scheme will target Code for Sustainable Homes Level 4 for both private and
affordable properties

e east-west axis of the main residential building has been slightly rotated
through the design development process to ensure that the main orientation
from the northern elevation of the building will result in minimal overlooking
of residential properties on Ravensbourne Road

e western arm of the new scheme will serve to reduce the vertical emphasis of
this of the western elevation providing a transition to the domestic scale of
Newbury Road.

The application is accompanied by a number of further supporting documents and
these are detailed below along with a summary of their key points.

Townscape and Visual Assessment

e Report assesses the architectural and urban design quality of the proposed
development and its impact on the surrounding area

e considers impact on townscape views providing photo montages
demonstrating the appearance of the scheme from selected viewpoints

e concludes that as a prominent building of high architectural design quality it
has a beneficial impact from wherever it can be seen.



Economic Statement

e Town Centre has not moved forward significantly in the last 15 years whilst
competing retail destinations have made major strides - arrival of Bluewater
and investment in Croydon has impacted upon Bromley as a retail
destination

e key components of a successful town centre are employment, leisure and
retail - Bromley must rise to the challenge on all three fronts to successfully
maintain its position

e improving the environment and attractiveness of Bromley Town Centre as a
place to visit and work are vital to securing and retaining office employment
in the longer term

¢ slow decline in the quality of the retail offer has taken place in Bromley and
it needs to match that of competing destinations

e good mix of retalil is focused around The Glades but the southern end of the
town centre would benefit from improvement and investment

e GLA ‘Town Centre Health Check’ found that relative to respective retail floor
areas Croydon has 30% more restaurants than Bromley

e Bromley South area has little to entice commuters or shoppers to stay and
extend their day in the town centre - addressing this is key to making the
town centre’s offer more rounded and supporting the success of the retalil
offer

e scheme will promote the longer term retention of office employment in
Bromley as companies are increasingly looking for locations that offer an
interesting environment and comprehensive range of facilities to help attract
staff

e Bromley currently has a limited supply of hotel accommodation - nearest
large hotel to the town centre is the Best Western Bromley Court Hotel with
a new Travelodge under construction on London Road, both outside the
town centre boundary

e GLA’s Hotel Demand Study sets out a requirement for 550 hotel beds within
the borough during the period 2007 — 2026

e there are no hotel bed spaces within the defined Bromley Town Centre and
the proposed new hotel will make a significant contribution in meeting the
identified need (AAP Policy BTC1) for hotels within the Town Centre
(Planning Statement)

e proximity of application site to other town centre uses will encourage
increased trade from hotel residents, particularly for restaurant and retail
services (Planning Statement)

e Bromley has huge strengths to build on — it has a busy centre with a very
large amount of retail space, key transport nodes at either end and a wide
catchment including a range of affluent residential communities, yet much of
the leisure time and spending power of local residents is not being captured

e more than 24,000 people live within ten minutes’ walk of the town centre
and another 24,000 people work in the same area

¢ hotels have a range of economic and regeneration benefits as they:



o draw their employees from a more local area than other uses such as
offices thus maximising local impacts in terms of jobs, wages and
spending power for local people

o have a relatively high proportion of entry level jobs

o are particularly beneficial for target groups that can otherwise suffer
exclusion from labour markets

0 are attractive to people with responsibility for family care

o provide good skills and training opportunities for their staff allowing
individuals to progress and develop their own careers

o draw new visitors to an area and therefore increase spending locally

o cater for local business travellers which assist in retaining

expenditure within the town centre

Bromley will find it difficult to compete with Bluewater’'s scale of top range
comparison retail shopping but it can regain its status as a place where
Bromley residents want to spend their time, including their evenings,
through adding to existing leisure attractions

evening footfall generated by a cinema is crucial to anchoring scheme but
the benefits can only be realised with a range of restaurants to complement
the cinema use and add to Bromley’s overall restaurant offer

new restaurant provision will help make up an existing shortfall rather than
replace or undermine existing restaurants to the north

scheme will create a new restaurant destination which will complement the
existing Town Centre (Planning Statement)

proposal will potentially create 220 jobs (full time equivalents)

proposals will lead to a significant increase in spending within the Town
Centre through attracting more visitors with many visiting as part of linked
trips (for example leisure and shopping)

new workforce could spend around £290,000 per year locally on food with
substantially more on comparison goods

residents of completed development will bring spending power of around
£2.5 million a year and the High Street location should ensure a good
proportion is retained locally

residential development will increase catchment population demanding town
centre services resulting in a positive impact on existing town centre uses
(Planning Statement)

town centre spending by hotel guests could be in the region of £2.5 million a
year

spending boost will be spread between daytimes and evenings and between
weekdays and weekends promoting a lively mixed economy to maintain
Bromley’s appeal

scheme is estimated to bring wider economic impacts totalling more than
£220 million over 10 years

importance of civic space in strengthening town centres and sustainable
communities is increasingly recognised in urban planning and there are UK
wide examples where civic space development has contributed significantly
to retail environments, regeneration or place creation

flexible spaces such as this are ideal for a range of cultural events and
activities such as markets, open air theatre, concerts and carol singing,



community performances and other managed activities which would
complement the pedestrianised High Street

new plaza is designed to draw people into and through the site, boosting
passing trade for local business and creating a community atmosphere - re-
developed site will provide many reasons to visit bringing increased activity,
life and linkage to this end of the town centre

residential and hotel accommodation can help increase the 24-hour activity
of the place and contribute to the landmark status of the location

scheme will serve as a major catalyst towards regeneration and inward
investment to town centre redressing imbalance between the northern and
southern end by introducing complementary uses to reinforce the centre’s

core retail function (Planning Statement).

PPS4 Statement

Some of the content of this document overlaps with the Economic Statement and
the following additional points are made:

e Comparison of the AAP aspirations for uses on the site and those proposed

within this application as follows:

Land Use AAP-Policy OSK | Application Difference/Comments
Proposed Scheme
floorspace Proposed
level/units or | floorspace
bedrooms level/units or

bedrooms

Residential 200 units 200 units 0

Multi-screen 4,000 sg.m GIA* | 2,708 sg.m GIA* | -1,292 sq.m

Cinema Cinema and
associated
leisure uses

A3 restaurant | 1,000 sq.m GIA* | 2,629 sq.m GIA* | + 1,629 sq.m

use (including

possible  Class

Al, A4 Use)

Hotel 100 bed hotel | 130 bedroom | + 30 bedrooms
(bed spaces not | hotel (484 bed
specified) spaces)

Car Park Re-provision of | 300 public and | The number of public
public parking in | 100 residential | spaces proposed
multi-storey  car | car parking | complies  with  the
park as part of | spaces proposed | development brief
the town centre
wide car parking
strategy (no more
than 400 public
parking spaces




| overall)

(* Gross Internal Area)

¢ hotel will provide 30 more bedrooms than specified within the AAP which is
reflective of the operational needs and associated economies of scale
demanded by the interested hotel operators and is consistent with the GLA’s
projected demand for 550 new hotel rooms within the Borough 2007 and
2026

e 9 screen cinema will represent a shortfall of leisure floorspace (Class D2) of
1,292m?2 compared to the aspirations of the AAP as modern digital cinemas
require less floorspace to provide a high numbers of screens whilst the
proposed operator of the cinema has set the economic level of the cinema
at nine screens

e provision of additional complementary leisure uses on site would upset the
delicate balance achieved between the proposed uses in terms of scheme
design, scale of development and the interrelationship of uses on site

e proposed restaurant floorspace exceeds that specified within the AAP by
1,629m2 and this is primarily driven by the design of the scheme and the
extent of commercial restaurant frontages facing the central plaza area -
restaurants will help to animate this public space, facilitating greater linkage
and interaction with other elements of the scheme and the wider Town

Centre
e increased restaurant floorspace provision should not adversely affect the
redevelopment of other Opportunity Sites — restaurant provision is

particularly limited in Bromley South

e Opportunity Sites elsewhere within the Town Centre will have discrete
catchment areas drawing trade from visitors to the retail core who then
radiate outwards in different directions

e variation from the AAP aspirations demonstrates a responsive design led
approach to the physical characteristics of the site and the commercial
needs of operators. - viability of hotel and cinema will be improved
significantly through the quantum of restaurant floorspace proposed,
increasing the attractiveness of the site and Bromley as a destination

e Ambassadors for Christ International Church (occupying No. 2
Westmoreland Road) and occupants of single storey commercial buildings
on Simpson’s Road are on short term leases and alternative premises could
be found elsewhere within the Town Centre or beyond - these existing uses
are not considered to underpin this part of the Town Centre and the effect of
their loss will be significantly outweighed by the regeneration benefits of
redevelopment

e social inclusion will be positively uplifted by the cinema and associated
restaurant proposals and may help draw attention away from existing
evening provision of public houses (focused upon the younger generation)
catering for a limited section of the community

¢ influx of trade and footfall will benefit the remainder of the Town Centre and
may serve as a catalyst for further investment, improving Bromley’s market
position



e construction of the development will be of significant benefit during the
current, ongoing downturn and will provide a stimulus for the local economy

e Household Interview Survey detailed within the Bromley Retail Study
Update (2009) which identifies the market shares of cinemas amongst
respondents within Bromley’s main catchment area:

Showcase Cinema, Bluewater (28.5%)

Odeon Cinema, Beckenham (21.6%)

Empire Cinema, Bromley (9%)

Odeon Cinema, Tunbridge Wells (8.6%)

Vue Cinema, Valley Leisure Complex, Croydon (6.9%)
High Street, Croydon (6.1%)

O O O0OO0OO0OOo

e scheme will draw cinema trade currently lost to competing centres improving
Bromley’s market share of leisure expenditure

e hotel is not expected to adversely impact on existing guest house
accommodation as such alternate provision caters generally for a different
stream of clientele such as guests who prefer smaller hotels

e hotel proposal will have the added benefit of serving existing tourist facilities
away from the West End and Greenwich and could increase visitor numbers
accordingly

e hotel accommodation will have a positive impact on other elements of the
economy including the business sector, such as conferencing and the
provision of meeting facilities to the benefit of local businesses/employers.

Financial Viability Assessment

e Sets out a financial justification for the amount of affordable housing
proposed.

Heritage Statement

e The heritage significance of the former St. Mark's School and the
conservation area will not be meaningfully affected by the proposal

e there will be a highly positive and beneficial effect on the setting of the
locally listed St. Mark’s Church — existing shabby and unkempt appearance
of the area to the north of the church will be replaced by an attractive, well
designed new development.

Statement of Community Views

e Report details pre-application community consultation carried out and the
public responses received.

Daylight and Sunlight Report

e Report considers proposal in accordance with UDP requirements and those
of BRE Report 209 ‘Site Layout Planning for Daylight and Sunlight: A Guide
to Good Practice’ Second Edition (2011) and concludes that the effect on



the daylight and sunlight amenity to the adjoining residential properties will
not be materially affected by this development

closest residential properties to the development are located in Newbury
Road and of the 131 rooms to these properties analysed 108 (82%) meet
target values recommended in BRE Report 209

23 rooms fall marginally below recommended target values as follows:

0 10 of the rooms serve bedrooms which the BRE Guidelines
consider to be ‘less important’ in daylight and sunlight terms
0 9 are lounge/dining rooms and 4 are kitchens - of these rooms

9 are located within rear elevations flanked by rear projecting
wings to these properties - design of the tested buildings
themselves limits the daylight admittance to these rooms and
according to BRE Report 209 a larger reduction in daylight
may be unavoidable

0 5 rooms (3.8% of the total rooms assessed) fall marginally
short of the BRE target values without any mitigating
circumstances

neighbouring properties in Ravensbourne Road were assessed and 30 of
the 35 rooms (85%) meet the daylight distribution criteria whilst the sunlight
criteria would be met by 52 of the 53 rooms assessed (98%) with only minor
transgressions where rooms do not strictly comply

overshadowing guidelines are met to all neighbouring properties.

Daylight and Sunlight Amenity Report

Report concludes that tested apartments within the proposed development
would receive adequate light when assessed in accordance with UDP
guidelines and those set-out in British Standard 8206, Building Research
Establishment Report 209 and CIBSE Lighting Guide LG10 and that the
majority of the rooms analysed would comfortably meet the target values.

Sustainability Appraisal and Energy Strategy Report

All elements of the scheme will target a BREEAM rating of ‘excellent’ with
the shell restaurant spaces targeting ‘very good’ as part of the developer
responsibility and engagement with prospective tenants to target an
enhanced rating of ‘excellent’ as part of the tenant fit out

energy efficiency measures include: building fabric, glazing and services to
significantly exceed minimum requirements of Part L 2010 of the Building
Regulations; good insulation, air leakage and solar overheating prevention
measures; water meters; water efficient fittings; building materials with ‘A’
rating in the Green Guide to Specification (where possible); insulating
materials with global warming potential of less than five and an ozone
depleting potential of zero; balanced mechanical ventilation with
approximately 90% heat recovery; all light fittings to be energy efficient;
responsible sourcing of materials with all timber certified sustainable; locally
sourced materials, where possible



e scheme will incorporate Combined Heat and Power unit for heating and
domestic hot water as part of site wide community heating system along
with photo-voltaic cells on sloped element of residential tower for electricity
generation

e energy centre will be designed to allow future connectivity to other heat
networks when available and total combined solution will reduce the site
carbon emissions by 28.8%.

Ecology Report

e Report concludes that development would result in loss of small amounts of
habitat of low ecological value and it would be possible to compensate for
this in the redevelopment scheme.

BREEAM Land Use and Ecology Report

¢ Report makes recommendations for enhancing the wildlife value of the site
post construction.

Bat Survey

e Survey concludes that there is no evidence of roosting bats at No. 2
Westmoreland Road.

Code for Sustainable Homes Assessment

e Sets out how residential elements will target a Code for Sustainable Homes
Level 4 for both private and affordable properties under category 9
(Ecology).

Ventilation/Extraction Statement

e Statement notes that any external plant or ventilation equipment serving the
commercial units within the scheme will be suitably attenuated to protect
neighbouring residential amenity.

Noise and Vibration Assessment

e Site is categorised as PPG24 Noise Exposure Category B and C for the site
for both day and night time periods with the highest noise levels in the south
of the site

e suitable building envelope specifications will be required in order to meet the
‘good’ standard indoor noise level criterion in the most affected residential
properties

e vibration impacts upon the proposed development from the railway are not
anticipated to be significant.

Transport Assessment




Westmoreland Road junction with Simpson’s Road would operate
satisfactorily when the development is implemented and the proposed
junction modifications introduced - modelling assessment shows that the
activity generated by the development would have a minimal impact on the
operation of the junction during morning and evening peak hours and the
development will have no detrimental effect on the highway network

Site L Sensitivity Test demonstrates that development of Site L (AAP
aspiration for 50 residential units and 100 bedroom hotel) combined with
application proposal would have no detrimental effect upon the highway
network (Site L remains uncommitted at present)

Council have prepared a Car Parking Migration Strategy for Bromley Town
Centre which addresses the relocation of parking during the construction of
the proposed development and provides justification for the amount of public
car parking provision proposed

Transport for London sought car free development on the site owing to its
highly accessible PTAL 6 rating — scheme provides 100 allocated car
parking spaces for the residents of the proposed scheme (0.5 spaces per
unit) based upon the following reasoning:

0 Transport Assessment identifies through relevant census data
that average car ownership within Bromley Town Ward
equates to 1.04 vehicles per household which is significantly
higher than some Inner London Borough’'s where the figure
can be 0.44 vehicles per household

0 AAP states at Appendix A.4 that the scheme should include
around 200 residential units with residential car parking not to
exceed 140 spaces

0 car parking proposed falls below the maximum spaces per unit
ratio set out in the UDP
0 application site is classified as PTAL 6 but it does not possess

the same characteristics as many highly accessible Inner
London locations which are well served by bus, train and often
tube lines within the immediate area and the wider locality -
Bromley Town Centre is surrounded by a number of outlying
rural areas fairly poorly served by public transport and there is
no tube connection, whilst Tramlink terminates at Beckenham
Junction (Planning Statement)

Council’s Parking Migration Strategy identifies Westmoreland Road as
operating well below capacity during certain times of the week - pre-
recession figures for 2008 indicate demand for 311 public parking spaces at
the Westmoreland Road Car Park on Saturdays which is only eleven more
than proposed under the application scheme - if the data is modified to
reflect 2010 conditions (post-recession) demand for a normal Saturday
equates to 268 parking spaces which is 32 below the capacity of the
application scheme (Planning Statement)

greatest demand at Westmoreland Road Car Park occurs on weekdays
owing to its popularity with commuters and office workers - this pattern of
demand is favourable since it is opposite to many other Town Centre car



parks which cater for shopping and leisure and operate well within capacity
during weekdays (Planning Statement)

strategy identifies that most displaced commuters and local workers will be
expected to use the Mall car park which may lead to further displacement
amongst the other car parks within the Town Centre (Planning Statement)
analysis demonstrates that during normal trading conditions throughout the
year there will be sufficient parking spaces to cope with expected demand,
however demand is likely to increase by 20-25% during the Christmas
period equating to a deficit of parking spaces of between 200 spaces (post
recession) and 800 spaces (at pre-recession levels) (Planning Statement)

to further mitigate against the deficit of spaces the Council intends to
potentially explore the following approaches:

o additional capacity through rearranging use of existing car parks
during peak times

o0 additional capacity through temporary car parking within the Town
Centre

o reintroducing a park and ride facility at Norman Park at Christmas
period

o improved fixed signage

0 encouraging the use of alternative modes of transport, such as by
bus, cycle or walking

0 awareness campaign

o off peak pricing reductions.

In terms of approved measures, Variable Message Signs (VMS) providing real time
car parking information will be introduced around the town centre to mitigate
against the deficit of spaces. Officers have also been given approval to design and
seek the implementation of an additional 255 new car parking spaces across the
town with and additional 110 temporary spaces for the busy Christmas period. The
option of a Christmas Park and Ride scheme at Norman Park will provide 160
spaces should it be required.

Mixed-use Framework Travel Plan

Following initiatives are proposed to achieve principal target of reduction of
number of single occupant vehicle trips by 5% over a five year period:

improved pedestrian routes

developing a pedestrian route map and cycling route map
promoting walking and cycling as a healthy way to travel
signage to appropriate cycle routes

secure cycle parking

bicycle user group

cycle training for residents and users of the development
employers encouraged to support Government’s ‘Bike to Work’
scheme

providing route maps and timetables for public transport
improve pedestrian links to Bromley South Rail Station

OO O0OO0OO0OO0OO0oOOo

O O



0 incentives for public transport use (£15 Oyster Card per

apartment)

0 commercial operators at site encouraged to offer discounts
and promotions to users of public transport

0 hotel operator encouraged to provide website mechanism for

combined hotel and rail booking with small discount

promotion of a car sharing scheme

Car Clubs

charging points for electric vehicles with Limited Trip incentive
scheme

welcome packs and travel information

travel website for the development

facilitating use of broadband internet

travel plan awareness days and marketing

consultation with residents and travel meetings.

O OO

O O Oo0OO0oOo

Phase 1 Desk Study and Land Contamination Assessment

Report identifies potential for contamination on the site and notes that
further data will be required at Phase 2 to complete a satisfactory
assessment.

Flood Risk Assessment

Drainage strategy will achieve the ‘essential standard’ in accordance with
the London Plan through the use of Sustainable Urban Drainage Systems
(SUDS) consisting of green roofs on the hotel and residential block
representing over 600m2 of the total site area.

Location

0.96 ha application site lies within the southern part of Bromley’s designated
Town Centre and currently accommodates a 1960s five storey public car
park (split over 6 mezzanine levels) providing 581 spaces serving town
centre activities and commuters, five small single storey retail/restaurant
units (including a contractor’s office/showroom, a dry cleaners, beautician
and a restaurant occupying two units) along the Westmoreland Road site
frontage and No.2 Westmoreland Road which is used as a place of worship
(Class D1)

Simpson’s Road provides vehicular access and egress via Westmoreland
Road (B228) to the multi-storey car park and the Royal bank of Scotland
(RBS) complex and sweeps around the western and northern perimeter of
the site providing service access to the rear of a parade of shops fronting
Bromley High Street

a bus waiting area is located adjacent to the car park roundabout (not used
for passenger alighting)

elevated walkway connects the car park to the main plaza area of the RBS
complex feeding into the southern end of Bromley High Street



e culverted section of the River Ravensbourne presently cuts across the
southeastern end of the application site feeding from Westmoreland Road
and then running along the rear gardens of properties within Newbury Road

e main commuter railway line lies to the north with the residential properties of
Ravensbourne Road on the embankment of the cutting beyond -
Ravensbourne Road comprises a mix of dwellings in terms of type, size and
age, including town houses

e two storey Victorian houses on Newbury Road lie immediately to the west
with two storey Victorian houses on Aylesbury Road beyond - rear garden
boundaries of Newbury Road properties adjoin the site boundary with
vehicular and/or pedestrian accesses onto Simpson’s Road

e Simpson's Yard to the rear of No.38a, 44 and 46 Newbury Road is a
commercial premises used for the fitting of tow bars and trailer hire and is
accessed via Simpson’s Road

e Westmoreland Road lies immediately south of the site with the locally listed
St Mark’s Church on the opposite side of Westmoreland Road facing the
site

e main Police Station is located opposite the RBS building (on Masons
Hill/High Street) and the Waitrose supermarket is located to the south of
Bromley South Station

e Bromley South Station and main office and business district on Elmfield
Road ensure a strong level of activity and footfall is maintained within
southern part of Town Centre

Wider area

e primary retail focus of town centre is around Glades Shopping Centre and
pedestrianised High Street

e 4 screen Bromley Empire cinema is located at 242 High Street within the
Bromley North area

e main concentration of restaurants is around Widmore Road and East Street

e nearest large existing hotel is the 114 bedroom Best Western Bromley Court
Hotel (beyond the northern town centre boundary)

e new 92 bedroom Travelodge hotel is under construction at 37 London Road
(beyond the northern town centre boundary).

Pre-application design consultation

An initial design concept for the site was presented to the Design Council Cabe
(DC Cabe) on 23rd February 2011. DC Cabe advised that scheme did not
convincingly address the pronounced change in levels, restricted access to the site
and the relationship of the site to the RBS building’s service yard, adjacent
residential properties, the railway, and the locally listed St Mark’s Church. An
architectural design competition was subsequently undertaken and Guy Hollaway
Architects were appointed based upon a different design concept.

The applicant has submitted a copy of DC Cabe’s response to a revised scheme
following a meeting on 27 July 2011 offering support to the intention to create a



new leisure destination in Bromley South and welcoming the step change in the
approach to redeveloping the site. The response included the following comments:

e welcome sense of energy and inventiveness apparent in the approach to the
scheme which will be critical in confronting challenges of redeveloping this
site and creating a successful new place that feels like an integrated part of
the town centre

e decision to cluster buildings around an upper level public space linked to a
cascading pedestrian route accessed from Westmoreland Road is
supported

e use of hotel to conceal the RBS service yard is welcomed

e planning of linear residential block opposite works well to define this space
while establishing an appropriate boundary to existing residential properties
on Newbury Road

e principle of tall building of the height proposed in this location is supported
and it should serve as a visual marker for south Bromley

e barrier to redevelopment is inadequate connection to High Street and
decision to create a more generous, double height threshold that employs
the vibrant ‘Bromley Broom’ inspired colour scheme to signal the entrance to
the development is supported

e decision to maintain a level access from this entrance into public space is
supported

e given that a more comprehensive solution cannot be achieved until adjacent
sites become available for redevelopment the decision to focus on achieving
best possible frontage to Westmoreland Road is supported

e southern ‘front door will need to work effectively to convince visitors to
negotiate the five metre climb up to the new public square — concept
presented could be an effective solution and has the potential to create a
memorable place that becomes a destination for south Bromley in its own
right

e high quality pedestrian experience will be an important factor in persuading
visitors to walk rather than drive to the proposed cinema — this will in turn
support the viability of the adjacent restaurants and shops and the life of
south Bromley as a whole by encouraging visitors to stay and enjoy the
development for longer

¢ how the proposed buildings engage with the new public space and the wider
town centre will significantly influence how integrated the development feels
within its context — proposed tall building, hotel and linear residential
building opposite have strength as a composition and a conviction as
sculptural forms which attempt to address the challenging edge conditions

¢ logic for sloping form of tall building is understood but it will be important to
that it achieves a sufficiently rich expression through the modulation of its
facades

e use of inset balconies is supported, as is intended terracing of apartments
on the roofslope to avoid the creation of a severe, unarticulated edge to the
building could be damaging in long distance views

e hotel building will present a prominent face onto new public route and
square and needs to provide sufficient interest through its articulation and
quality of materials to contribute positively to the experience of the public



routes and spaces it addresses — role of building in shielding public space
from RBS service yards is acknowledged and it is unfortunate that this has
resulted in a poor outlook for almost half of the rooms

massing of the linear residential block appears well considered, particularly
with respect to the sensitive boundary to the Newbury Road properties to
avoid overlooking

proposal to incorporate community heating to serve all of the uses with the
potential to link to neighbouring developments is welcomed.

It should be noted that the evolution of the scheme was at an earlier stage at this
point and DC Cabe’s advice emphasised the need for further consideration,
analysis and testing of some concepts. Updated DC Cabe comments (on the
planning application drawings) will be reported at the committee meeting.

Subsequent pre-application consultation with the GLA resulted in further support
for the design philosophy and approach.

Comments from Local Residents

Nearby owners/occupiers were notified of the application and representations were
received which can be summarised as follows:

loss of daylight and sunlight; overshadowing

loss of outlook; loss of views

overlooking; loss of privacy

overdevelopment; out of character; overdominant; excessive height; visually
obtrusive; harm to residential/village character of area; Townscape and
Visual Assessment underplays impact of proposal

proposal represents ‘Croydonisation’ of Bromley; town will become more of
a commercial hub

harm to setting of St. Mark’s Church

increased noise and disturbance including from late night traffic

light pollution

area does not need more of the uses proposed; existing and proposed hotel
developments will result in glut of hotel rooms; overprovision of restaurant
floorspace compared to AAP aspirations

site should be developed for community use; site should be used to
enhance Bromley South as a transport hub

nearby former DSS building should be renovated/redeveloped first; existing
vacant town centre units could accommodate restaurants

inadequate car parking; increased demand for on-street parking; proposal
will result in town centre wide shortage of car parking; lack of parking will
harm town centre businesses; inadequate alternative car parking provision
during construction period

12-2pm car parking restrictions in surrounding roads should be extended
adequate drop-off parking spaces should be provided

increased traffic and congestion; Westmoreland Road already heavily
congested,;



public transport to much of southeast London and Kent is poor

congestion will deter shoppers

increased congestion will affect police emergency response

detrimental impact on highway and pedestrian safety; increased danger to
school children from increased traffic; vehicles could crash into Newbury
Road gardens

inadequate room for vehicles to comfortably pass waiting buses

likelihood of blocked accesses on Newbury and Aylesbury Roads

wind effect of tall building

inadequate affordable housing; inadequate family housing

inadequate children’s play space

increased flood risk; area is likely to flood during lifetime of development;
emergency flooding of underground car park would protect local area
realignment of culvert will increase turbulence at times of flooding and full
bore

surface water will drain onto Newbury Road gardens

increased pressure on local infrastructure and services, including schools,
healthcare and drainage

items could be blown from terraces onto railway line

residential units to north and railway side of development will be
substandard

sheet cladding materials present maintenance issues and brick should be
used

increased pollution

food smells

increased litter; food waste from restaurants will attract vermin

noise, disturbance and disruption during construction; damage to nearby
properties from construction activity

increased crime and anti-social behaviour; layout of enclosed space,
corridors and stairways could promote crime

change to demographics of area

reduction in local property values

rear access to Newbury Road properties should be maintained during and
after development

new vehicular and pedestrian access to site from High Street along railway
line should be created

anti-social behaviour by bus drivers and bus engines left running to rear of
Newbury Road properties will continue/increase

building may affect television signals

inadequate pre-application consultation, particularly in relation to Daylight
and Sunlight Report

public views obtained at pre-application stage unrepresentative of those
living nearest to site

section drawing comparing car park to proposed development is misleading
scale of proposal is profit driven; Council stands to benefit financially from
scheme and has a conflict of interest in determining the application
occupants of commercial units should be upmarket and carefully controlled
cinema goers will not contribute to local economy



Bromley needs a new cinema
scheme is attractive; scheme will inject new life into Bromley
escalators alongside stairs would benefit scheme

site should be extended to include redevelopment of shops opposite
Bromley South Station and station improvements

e emergency escape arrangements not clear.

The above includes objections received from the Ravensbourne Valley
Preservation Society and the Shortlands Residents Association.

Comments from Consultees

Highways — no objections

In-house Drainage Consultant — no objections
Building Control (fire safety) — no objections
Sustainable Transport (cycle parking) — no objections
Thames Water — no objections

English Heritage (Archaeology) - no objections

Transport for London (TfL) are broadly satisfied with the proposals. At the time of
writing discussions were ongoing regarding satisfactory bus manoeuvring space
and a verbal update will be provided at the meeting.

Environment Agency comments have been received and at the time of writing
there are some technical matters outstanding that require resolution. It is
anticipated that these matters will be addressed by the time of the committee
meeting and a verbal update will be provided.

In terms of crime prevention design the Metropolitan Police have identified matters
that will need to be addressed given the scale and nature of the development. It is
anticipated that these can be dealt with through a suitable condition.

The Architects Panel (TAP) have made the following comments:

‘Massing and Orientation

The massing and orientation works well and makes good use of the site. The
residential amenities of the surrounding properties are respected as is the amenity
of the listed St Marks Church. The panel noted that St Christopher's Place off
Oxford Street is an example of how an enclosed space can work well.

External Appearance

The western residential block and the northern tower work particularly well but the
hotel block could be improved although it was agreed that such details could be
handled by condition.

Means of access, Servicing & Circulation




The panel are impressed with how this has been handled. These aspects of the
scheme have been well considered and cleverly executed.

Landscaping

Details of this will be handled by a landscaping detail. The panel believe that
lighting will be particularly important and it is also felt that the ‘Halo’ is an
interesting detail which will help define the space.

Conclusions

The proposal is well though out and represents a significant improvement of the
site. The panel recommend the scheme for planning permission.’

The GLA Stage 1 comments are summarised as follows:

principle of development - proposed land uses are acceptable and comply
with London Plan policies 2.7, 2.15, 4.5, 4.6 and 4.7

housing - it has not been possible to determine whether the proposals
provide the ‘maximum reasonable amount’ in line with London Plan policy
3.12 - proposals do not appear to comply with London Plan policies 3.8 or
policy 1.1C of the Mayor’s Housing Strategy regarding mix of units, and
information from the Council’s housing officers should be submitted to
explain the mix proposed

children’'s playspace — no children’'s playspace is proposed and the
proposals do not comply with London Plan policy 3.6

urban design: there are a number of detailed matters raised at pre-
application stage requiring further attention to ensure compliance with the
policies in chapter 7 of the London Plan — these include the provision of a
small number of north facing single aspect flats which will receive
inadequate light

views - proposals comply with London Plan policy 7.11

access and inclusion - proposals do not fully comply with London Plan
policies 7.1 and 7.2 relating to inclusive access - the provision of a single lift
from the lower plaza to the upper plaza level does not feel inclusive and it is
unclear how access to the hotel entrance lobby will be achieved for disabled
people being dropped off by taxi

transport - proposals do not fully comply with London Plan policies 6.2, 6.10
sustainable development - proposals generally comply with London Plan
policy 5.5 and 5.6 relating to decentralised energy and heat networks and
with policies relating to sustainable design and construction.

The GLA Stage 1 report included the following comments regarding the scale and
massing of the scheme:

‘The proposed scale is appropriate to this town centre site. The siting of a
tall building on the site is supported; given the lack of a direct, visible route
from the high street to the site, the role of a tall building as a visible marker
of the proposal most appropriate solution. The tall building’s triangular
shape would offer landmark qualities that would also improve the legibility



and recognition of the town centre when viewed from a distance. The scale
of the north-south buildings flanking the public space would provide suitable
but not overbearing enclosure of the space. The raised podium offers
reasonably level access to the station via the RBS route whilst dealing with
the challenge of providing car parking and servicing facilities.

The massing of the blocks is also appropriate, with the mass of the tall
building broken down with the addition of window grids, recesses and
balconies. Although the hotel has been designed with the regular patterns
and small windows normally specified by operators, the brave facade
treatment and interesting evening illumination will strengthen its role within
the ‘entertainment hub’ concept of the site. This treatment and the curved
response to the site entrance at Westmoreland Road would contribute to the
town centre gateway qualities of the site, and is supported.

At the pre-application stage, concerns were expressed by GLA officers
regarding the scale of the buildings closest to the abutting residential
boundary along the western edge of the site. The reduction in the scale of
these buildings since the pre-application stage is welcomed, and provides a
transitional response between the adjoining dwellings and the scale of the
town centre. The scale of the development is comparable with the car park
currently on the site; the exception is dwellings towards the south of the site,
which do not currently face the car park and would have a new structure
visible from the rear of their properties. The applicant's drawings
demonstrate that the separation between these homes and the new
buildings would be approximately 17 metres at the closest point.’

The applicant has provided a response to the concerns raised by the GLA which
included the following points:

e discussions have taken place with TfL and London Buses in relation to
outstanding highways matters

e further housing information is to be provided by the Council's Housing
Division

e Council have confirmed that adequate existing play space facilities are
located within the immediate locality and that these are in good condition
with no requirement for physical improvement, hence negating the
requirement for a children’s play space contribution

¢ northerly aspect flats have a north-westerly facing elevation rather than due
north and have angled bay windows and balcony arrangements to mitigate
the issue of low natural light levels

e minor amendment to the internal configuration of the open plan kitchen,
living room and dining room areas within 3 apartments has improved the
daylight levels have improved and all of the rooms now meet British
Standard criteria

e acoustic consultants for the project have confirmed that an appropriate
internal acoustic environment will be created

e design team added an additional adjacent lift to accommodate the change in
levels between the lower and upper plaza whilst visual prominence of both
lifts within this public space was improved, as was their inter-connectivity



with the public realm - resultant scheme is ‘fully accessible’ at both lower
and upper plaza levels

e scheme now incorporates accessible seating areas at the top and the
bottom of the steps to allow wheelchair users to enjoy and interact with the
landscape

e two potential drop-off locations for disabled users being dropped off by taxi -
one at the lower plaza level and a second upon the High Street.

Any further responses to consultations will be reported verbally at the meeting.
Planning History

The existing car park and five single storey restaurant/retail units were developed
in the 1960s as part of the Westmoreland Place development which incorporated a
twelve storey tower known as Telephone House. Telephone House was
demolished in the 1990s to make way for the development currently occupying the
site which includes office buildings up to 6 storey in height (presently occupied by
Royal Bank of Scotland) and a restaurant/pub unit fronting the High Street. A roof
was added to the multi-storey car park in the 1980s.

Recent planning history relates mostly to changes of use and shop fronts for the
retail and restaurant units at Nos.1-5 Simpson’s Road. Temporary planning
permission for the use of No.2 Westmoreland Road as a place of worship (Class
D1) was granted in July 2009 and has now expired.

Planning Considerations
The proposal falls to be considered primarily with regard to the following policies:
UDP

H1  Housing supply

H2  Affordable housing

H7  Housing density and design

T1 Transport demand

T2  Assessment of transport effects

T3 Parking

T5  Access for people with restricted mobility
T6 Pedestrians

T7 Cyclists

T9 Public transport

T18 Road safety

BE1 Design of new development

BE2 Mixed use developments

BE4 The public realm

BE5 Public art

BE7 Railings, boundary walls and other means of enclosure
BE16 Ancient monuments and archaeology
BE17 High buildings and the skyline

BE19 Shopfronts and security shutters



L9 Indoor recreation and leisure

S2 Secondary frontages

S6  Retail and leisure development
S9 Food and drink premises

S10 Non-retail uses in shopping areas
ER7 Contaminated land

ER9 Ventilation

IMP1 Planning Obligations

Bromley Town Centre Area Action Plan

BTC1 Mixed use development

BTC2 Residential development

BTC3 Promoting housing choice

BTC4 New retail facilities

BTC8 Sustainable design and construction
BTC9 Flood risk

BTC10 River Ravensbourne

BTC11 Drainage

BTC12 Water and sewage infrastructure capacity
BTC13 Combined heat and power

BTC14 Recycling

BTC15 Biodiversity

BTC16 Noise

BTC17 Design quality

BTC18 Public realm

BTC19 Building height

BTC20 Play and informal recreation
BTC21 Transport schemes

BTC22 Public transport

BTC25 Walking and cycling

BTC25 Parking

BTC26 Phasing of Transport Improvements
BTC27 Traffic Management

BTC28 Car clubs

BTC30 Phasing

BTC31 Developer contributions

BTC32 Public realm improvements

BTC33 Planning applications

OSK Westmoreland Road car park

London Plan

2.6  Outer London: Vision and Strategy

2.7  Outer London Economy

2.8  Outer London: Transport

2.15 Town centres

3.3 Increasing housing supply

3.4  Optimising housing potential

3.5 Quality and design of housing developments



3.6
3.7
3.8
3.9
3.12

3.13
3.16
4.5
4.6

4.7
4.12
5.1
5.2
5.3
5.5
5.6
5.7
5.9
5.10
5.11
5.12
5.13
5.15
5.18
6.1
6.2
6.3
6.7
6.9
6.10
6.13
7.1
7.2
7.3
7.4
7.5
7.6
7.7
7.8
7.13
7.14
7.15
8.2

Children and young peoples play and informal recreation facilities
Large residential developments

Housing choice

Mixed and balanced communities

Negotiating affordable housing on individual private residential and mixed
use schemes

Affordable housing thresholds

Protection and enhancement of social infrastructure
London’s visitor Infrastructure

Support for and enhancement of arts, culture, sport and entertainment
provision

Retail and town centre development

Improving opportunities for all

Climate change mitigation

Minimising carbon dioxide emissions

Sustainable design and construction

Decentralised energy networks

Decentralised energy and development proposals
Renewable energy

Overheating and cooling

Urban greening

Green roofs and development site environs

Flood risk management

Sustainable drainage

Water use and supplies

Construction, excavation and demolition waste
Integrating transport and development

Providing public transport capacity and safeguarding land for transport
Assessing effects of development on transport capacity
Better streets and surface transport

Cycling

Walking

Parking

Building London's neighbourhoods and communities
An inclusive environment

Designing out crime

Local character

Public realm

Architecture

Location and design of tall and large buildings

Heritage assets and archaeology

Safety, security and resilience to emergency

Improving air quality

Reducing noise and enhancing soundscapes

Planning Obligations.

The following Supplementary Planning Documents produced by the Council are
relevant:

Affordable Housing Supplementary Planning Document



Planning Obligations Supplementary Planning Document.

The following documents produced by the Mayor of London are relevant:

The Mayor’'s Economic Development Strategy; Employment Action Plan
Housing Supplementary Planning Guidance

Providing for Children and Young People’s Play and Informal Recreation
Supplementary Planning Guidance

Housing Strategy

Accessible London: achieving an inclusive environment

Planning and Access for Disabled People: a good practice guide (ODPM)
The Mayor’s Transport Strategy

RPG3A, Revised View Management Framework SPG

Mayor’s Climate Change Mitigation and Energy Strategy

Mayor’s Water Strategy

Sustainable Design and Construction SPG.

There are other relevant policy documents that come under the general category of
other ‘material considerations’. These include:

D

jv)

PPS1 Delivering sustainable development
PPS3 Housing

PPS4 Planning for sustainable economic growth
PPS5 Planning for the historic environment
PPG13 Transport

PPS22 Renewable energy

PPS24 Planning and noise

PPS25 Development and flood risk.

Policy H7 requires that proposals for new housing developments ensure that ‘iii)
the site layout, buildings and space about buildings are designed to a high quality
and recognise as well as complement the qualities of the surrounding areas’.

Policy BE1 states that

‘All development proposals, including extensions to existing buildings, will be
expected to be of a high standard of design and layout. To those ends, proposals
will be expected to meet all of the following criteria:

(i) development should be imaginative and attractive to look at, should
complement the scale, form, layout and materials of adjacent buildings and
areas;

(i) development should not detract from the existing street scene and/or
landscape and should respect important views, skylines, landmarks or
landscape features;

(iif) space about buildings should provide opportunities to create attractive
settings with hard or soft landscaping;



(iv) relationship with existing buildings should allow for adequate daylight
and sunlight to penetrate in and between buildings;

(v) the development should respect the amenity of occupiers of
neighbouring buildings and those of future occupants and ensure their
environments are not harmed by noise and disturbance or by inadequate
daylight, sunlight or privacy or by overshadowing;

(vi) the development should include measures that achieve sustainable
design and construction methods including, where appropriate, energy
generated by on-site renewable development;

(vii) suitable access should be provided for people with impaired mobility.
Where necessary and relevant to the development, contributions may be
sought to improve accessibility around the development;

(viii) security and crime prevention measures should be included in the
design and layout of building and public areas; and

(ix) applications should be accompanied by a written statement setting out
design principles and illustrative material showing relationship of the
development to the wider context.’

Policy BE17 (High buildings and the skyline) states that:

‘Proposals for buildings that significantly exceed the general height of buildings in
the area will be expected to provide the following:

a design of outstanding architectural quality that will enhance the skyline

a complete and well-designed setting, including hard and soft landscaping,
so that development will interact and contribute positively to its surroundings
at street level

mixed use at effective densities

good access to public transport nodes and routes.’

Policy S6 (Retail and leisure development) states that:

‘Proposals for retail or leisure development on sites...within town centres...will be
permitted provided that:

the scale of the proposal will be appropriate to the size of the centre within
which it is to be located

it will not harm the viability or vitality of other nearby centres, either by itself
or in conjunction with other proposals.’

Town Centre Area Action Plan

The Bromley Town Centre Area Action Plan (AAP) was adopted in October 2010
and paragraph 1.1.1. states that:

‘The AAP sets out the Council’s vision for the town centre together with
objectives, policies and proposals to guide future development and change.
It seeks to enhance Bromley’s character and environment and to promote
sustainable development which will improve the quality and range of
facilities and services available to residents and businesses.



Paragraph 2.1.1 states that:

‘Bromley Town Centre’s retail and leisure offer has declined in recent years
and technical studies and consultation with key stakeholders during
preparation of the AAP have both highlighted the need to enhance the
quality of the town centre. Change is therefore required if the town centre is
to realise its full potential and provide a more attractive place to shop, work,
live and visit, whilst protecting the essential character of the historic parts of
the town.’

Part 3 of the AAP sets out the vision for Bromley Town Centre which is based on
enhancing the distinctiveness of identified character areas and the creation of
zones of activity to add to the diversity of the town centre and create new
destinations. Bromley South is identified for ‘a new entertainment/leisure focus
and southern gateway to the town centre’ and the application site (Opportunity Site
K) is located within this character area.

Paragraph 3.1.6 of the AAP sets out key elements of the vision for Bromley Town
Centre including:

‘distinctive architecture and potential for some taller buildings in appropriate
locations - recent development has not made a significant contribution to the
character of the town centre and there is a lack of distinctive design. The
promotion of high standards of design and the consideration of the possible
role of taller buildings in appropriate locations could add to the
distinctiveness of the town centre.’

Section 3.2 of the AAP provides a spatial strategy and framework for future
development within the Town Centre. Bromley South, including the Westmoreland
Road Car Park Site, is identified to provide the following:

¢ high density mixed-use residential development in close proximity to public
transport facilities

¢ new entertainment/leisure focus at Bromley South

e provision for future hotel development

e improvements to the existing business areas to accommodate the needs of
existing employers and to attract new investments in high quality business
development and employment opportunities. Improvements will include
environmental and townscape improvements, improved access to business
premises and linkages to town centre functions and promotion of high
guality design and new business development.

Section 4.1 of the AAP sets out the key objectives to realise the vision for Bromley
Town Centre and these include:

e promoting economic growth and local employment opportunities, increasing
the quality of commercial floorspace and economic opportunities in the town
centre for benefit of Borough and London as a whole



e extending the range, quality and accessibility of facilities and services to
support a vibrant, thriving place that attracts people to live, work and play in
the town centre

e providing residential capacity within the town centre, through mixed use
development that ensures housing meets local needs including the supply of
affordable housing

e promoting high quality design and townscape improvements throughout the
town centre and enhancing the quality and character of the area

e promoting sustainable development by minimising the impacts of town
centre development on the environment and ensuring Bromley is an
attractive place to live, work, visit and invest.

Policy BTC1 states that the Council will work with the private sector to deliver
mixed use schemes on opportunity sites to promote a vibrant mix of uses and
activities in the Town Centre. The policy also identifies the need for up to 3 new
hotels in the town centre.

The supporting text at paragraphs 4.2.1-2 and 4.2.4-5 states that

‘It is vital that Bromley’'s strategic role as a location for businesses,
shopping, services, culture, leisure and community and civic facilities is
maintained and its range of facilities improved to reinforce its designation as
a Metropolitan Centre and provide improved opportunities for residents and
businesses in the Borough.

The Council seeks to accommodate growth of town centre uses. In addition,
in accordance with national and regional policy, realising the potential to
provide additional homes as part of mixed use development schemes will
help to meet housing needs and achieve sustainable development whilst
also accommodating town centre uses. Policy BTC1 is designed to extend
the range and quality of facilities and services to create a vibrant, thriving
town centre...

...It is paramount for Bromley Council to build on the strengths of the town
centre to accommodate growth requirements and promote sustainable
forms of development. Mixed use development will promote the objectives
of sustainable development promoted by government policy, promote vitality
and diversity and reduce the need to travel by ensuring access to public
transport.

A key part of the strategy for improving Bromley Town Centre’s
attractiveness is the focus on leisure and cultural activities and the
enhancement of the food and beverage offer to appeal to a wider
demographic and help establish Bromley as a vibrant town centre.
This should support the increased residential population and contribute to the
success of improvements to the retail and commercial offer.’

Policy BTC19 state that there may be potential for the development of taller
buildings in identified locations, which include the application site.



The AAP identifies 9 Opportunity Sites which ‘have the potential for significant
change and development to provide new or intensified town centre uses’ (Para.
5.1.1) including Site K, the application site. Policy OSK states that the Council will
work with developers to deliver a mixed use development on Site K comprising:

re-provision of public parking in multi-storey car park as part of the town-
centre wide car parking strategy

around 200 residential units, including provision of family housing

around 4,000m2 cinema and associated leisure uses

100 bed hotel

1,000 m2 A3/A4/A5 food and drink uses.

Paragraphs 5.9.1 to 5.9.3 state:

‘Site K is proposed for mixed-use cinema-led development to enhance
existing leisure and entertainment facilities in the town centre. Development
will need to be sensitive to the scale and form of surrounding development
and to address the relationship and linkages to Bromley South Station and
the High Street. Part of the site is located within Flood Zone 3. A sequential
test has been undertaken and it is concluded that development of the site is
required to deliver early renewal benefits and to maximise the development
potential of brownfield land with high levels of accessibility. Following
consideration of all available sites, it has been concluded that this is the
most suitable location for leisure and entertainment uses within the town
centre, in part due to the excellent transport links and access to pubic car
parking facilities...

It is considered important that the town provides a range of leisure uses to
specifically balance the evening economy and provide opportunities for
family entertainment. A high quality scheme will bring forward the Council’s
priority of providing a new multiplex cinema complex and replacement public
parking for the town. Given the site’s location, within the town centre
character area of Bromley South, together with its topography which falls to
the south and west, the site has been identified as one that is capable of
accommodating higher buildings. This will enable the mixed-use
development to provide a sense of place by giving greater visual legibility to
the commercial and entertainment attractions and to address linkages to
Bromley South Station. The additional height therefore allows for an
increase in the number of residential units without giving rise to additional
residential parking given the site’s high PTAL rating and accessibility to
excellent public transport links.

Currently cinema provision is very limited, consisting only of the Bromley
Empire (4 screens). If proposals for Site K impact on the commercial viability
of the existing cinema the building should be reused for alternative
entertainment or cultural purposes.’

Paragraph 6.4.8. sets out mitigation measures to address the closure of the
Westmoreland Road car park and these include the Parking Migration Strategy and



the introduction of a town-wide Variable Message System to provide information on
car park space availability for people driving into town.

Appendix A.3 sets out Character Area Guidelines and states that Bromley South is:

‘an appropriate location to consider taller buildings (subject to a tall buildings
study) and higher density because of the reduced visual impact of the
valley, the proximity to the station and the gateway role. Building scale must
respond to the surrounding low scale residential areas and the few historic
listed buildings in the vicinity’

Appendix 5 sets out the Site K Opportunity Area Design Principles as follows:

Existing Situation

The site is dominated by the Westmoreland MSCP which is highly visible on
approach from London by train

the site includes buildings of significant bulk and scale and further taller
buildings could be located to create a higher density ‘town centre’ group
without compromising surrounding buildings, spaces and views

there is a substantial level change across the site which sees a drop of
relatively even gradient from the high point in the NE to a low point in the
SW

locally listed St Marks Church is an important building at the southern edge
of the town. The Church tower is significant in street views along
Westmoreland Road and development should not dominate but complement
its setting

Simpson Road lacks a strong street frontage, with the current service
entrance to the RBS building and the MSCP access dominating, the overall
sense of continuity and cohesion is poor and could be greatly improved
vehicular dominated streets and service access areas make the pedestrian
environment poor. Ease of movement with safe, comfortable and attractive
pedestrian access through the site must be the aim

building arrangement has been designed to ensure ease of vehicular
movement at the expense of pedestrian movement. Pedestrian movement
corridors are interrupted by poor building arrangement and servicing, routes
are currently unpleasant and disconnected

the site represents a transition zone between surrounding land uses,
proposed future uses should respond to the adjacent land uses

Key Design Principles

building heights should respond to surrounding scale but could include a
taller landmark tower with a reducing scale towards the residential
properties in Newbury Road and the locally listed St Mark’s Church

facade treatments must address the need to provide a series of high quality
elevations sympathetic to their context creating an attractive development
solution



¢ the potential size of development places an emphasis on using the external
facade to increase efficiency and moderate impact using areas of living
walls and green roofs

e redevelopment must seek to create a strong connection to the station and
the High Street possibly including removal of one or more building onto the
High Street (in conjunction with Site J)

e development at Westmoreland Road and Simpson Road must address the
impact on street views and the relationship with St Marks Church

e the scheme must seek to improve the pedestrian environment including
solutions to reduce visual impact of adjacent service yards, storage areas
and plant

e the scheme must seek to create a new public space within the development
that gives access to the new cinema and other leisure facilities being
provided

e new pedestrian links should be sought to improve access to residential
areas beyond. This could incorporate improvements to playground in
Newbury Road

¢ Adequate facilities must be provided for bus turning and standing

e Mitigation measures must be incorporated in response to findings of flood
risk assessment.

London Plan
Policy 2.7 of the London Plan states that:

The Mayor will, and boroughs and other stakeholders should, seek to
address constraints and opportunities in the economic growth of outer
London so that it can rise above its long term economic trends by:

h identifying and bringing forward capacity in and around town centres
with good public transport accessibility to accommodate leisure, retail and
civic needs and higher density housing, including use of the compulsory
purchase process to assemble sites, and providing recognition and support
for specialist as well as wider town centre functions

k supporting leisure, arts, cultural and tourism and the contribution that
theatres and similar facilities and the historic environment can make to the
outer London economy, including through proactive identification of cultural
quarters and promotion and management of the night time economy (see
Policy 4.6)

p ensuring the availability of an adequate number and appropriate
range of homes to help attract and retain employees and enable them to live
closer to their place of work in outer London.

Policy 4.5 of the London Plan (London’s visitor infrastructure) promotes increased
provision of hotel bedrooms in town centre locations.

London Plan policy 4.6 (Support for and enhancement of arts, culture, sport and
entertainment provision) seeks to ‘d) promote and develop existing and new
cultural and visitor attractions especially in outer London and where they can



contribute to regeneration and town centre renewal’ and ‘g) provide arts and
cultural facilities in major mixed use redevelopment’.

Policy 4.7 of the London Plan (Retail and town centre development) promotes
retail, commercial, culture and leisure development in town centres provided its
scale is related to the size, role and function of a town centre and its catchment.

Policy 7.4 of the London Plan (Local character) states that:

‘Buildings, streets and open spaces should provide a high quality
design response that:

a has regard to the pattern and grain of the existing spaces and streets
in orientation, scale, proportion and mass
b contributes to a positive relationship between the urban structure and

natural landscape features, including the underlying landform and
topography of an area

c is human in scale, ensuring buildings create a positive relationship
with street level activity and people feel comfortable with their
surroundings

d allows existing buildings and structures that make a positive
contribution to the character of a place to influence the future
character of the area

e is informed by the surrounding historic environment.’

Policy 7.5 of the London Plan (Public realm) states that:

‘Development should make the public realm comprehensible at a human
scale, using gateways, focal points and landmarks as appropriate to help
people find their way. Landscape treatment, street furniture and
infrastructure should be of the highest quality, have a clear purpose,
maintain uncluttered spaces and should contribute to the easy movement of
people through the space. Opportunities for the integration of high quality
public art should be considered, and opportunities for greening (such as
through planting of trees and other soft landscaping wherever possible)
should be maximised. Treatment of the public realm should be informed by
the heritage values of the place, where appropriate.

Development should incorporate local social infrastructure such as
public toilets, drinking water fountains and seating, where appropriate.

Development should also reinforce the connection between public spaces and
existing local features such as the Blue Ribbon Network and parks and others that
may be of heritage significance.’

Policy 7.6 of the London Plan (Architecture) states that buildings and
structures should:

be of the highest architectural quality
be of a proportion, composition, scale and orientation that enhances,
activates and appropriately defines the public realm



e comprise details and materials that complement, not necessarily replicate,
the local architectural character

e not cause unacceptable harm to the amenity of surrounding land and
buildings, particularly residential buildings, in relation to privacy,
overshadowing, wind and microclimate. This is particularly important for tall
buildings

e incorporate best practice in resource management and climate change
mitigation and adaptation

e provide high quality indoor and outdoor spaces and integrate well with the
surrounding streets and open spaces

e Dbe adaptable to different activities and land uses, particularly at ground level

e meet the principles of inclusive design

e optimise the potential of sites.

Policy 7.7 of the London Plan (Location and design of tall and large buildings)
states that tall and large buildings should:

e generally be limited to sites in the Central Activity Zone, opportunity areas,
areas of intensification or town centres that have good access to public
transport

e only be considered in areas whose character would not be affected
adversely by the scale, mass or bulk of a tall or large building

e relate well to the form, proportion, composition, scale and character of
surrounding buildings, urban grain and public realm (including landscape
features), particularly at street level

¢ individually or as a group, improve the legibility of an area, by emphasising a
point of civic or visual significance where appropriate, and enhance the
skyline and image of London

e incorporate the highest standards of architecture and materials, including
sustainable design and construction practices

e have ground floor activities that provide a positive relationship to the
surrounding streets

e contribute to improving the permeability of the site and wider area, where
possible

e incorporate publicly accessible areas on the upper floors, where appropriate

¢ make a significant contribution to local regeneration.

Tall buildings should not:

e affect their surroundings adversely in terms of microclimate, wind
turbulence, overshadowing, noise, reflected glare, aviation, navigation and
telecommunication interference

e impact on local or strategic views adversely.

National policy

Policy EC10 of PPS4 states that ‘Local Planning Authorities should adopt a
positive and constructive approach towards planning applications for economic



development. Planning applications that secure sustainable economic growth
should be treated favourably.” The policy further states that:

‘All planning applications for economic development should be assessed
against the following impact considerations:

whether the proposal has been planned over the lifetime of the development
to limit carbon dioxide emissions, and minimise vulnerability and provide
resilience to, climate change

the accessibility of the proposal by a choice of means of transport including
walking, cycling, public transport and the car, the effect on local traffic levels
and congestion (especially to the trunk road network) after public transport
and traffic management measures have been secured

whether the proposal secures a high quality and inclusive design which
takes the opportunities available for improving the character and quality of
the area and the way it functions

the impact on economic and physical regeneration in the area including the
impact on deprived areas and social inclusion objectives

the impact on local employment.’

A Section 106 legal agreement (together with planning conditions and the
development agreement) will secure the following benefits and obligations - :

provision of on-site affordable housing, and payment in lieu triggered by the
development agreement which will depend on the profitability of the scheme
healthcare infrastructure contribution of £197,000

education infrastructure contribution £504,045.51

Travel Plan including restriction on residents being able to apply for parking
permits, and providing an Oyster Card for each residential unit with £15
credit (condition and Section 106)

Town Centre contribution for improvements within the area covered by the
Bromley Town Centre Area Action plan, including for pedestrian wayfinding
and signage (£20,000)

provision of public toilets, including that they be available for use by bus
operatives 24 hours every day (condition and Section 106)

Car Club, including dedicated on-street parking space (condition and
Section 106)

bus stand and turning area (development agreement)

on and off-site works to realign culvert of River Ravensbourne

provision of public art (condition)

improvement of junction at access to site (Section 278 agreement and
planning condition).

The GLA has requested a contribution to off site play facilities, but there are no
opportunities to provide or improve any such facilities in the vicinity of the
application site.

Prior to the application process the applicant requested a Screening Opinion as the
whether an Environmental Impact Assessment was required. The proposal



constitutes Schedule 2 development within the meaning of the Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations
1999. After taking into account the selection criteria in Schedule 3 of the
Regulations and the terms of the European Directive, it was considered that the
proposed development would not be likely to have significant effects on the
environment by virtue of factors such as its nature, size and location. This opinion
was expressed taking into account all relevant factors including the information
submitted with the application, advice from technical consultees, the
scale/characteristics of the existing and proposed development on the site.

The scheme will have a residential density of 208 residential units per hectare with
an average of 2.7 habitable rooms per unit. If the density calculation is performed
with a reduced site area to reflect the proportion of non-residential development
within the scheme then the residential density is 347 units per hectare.

Conclusions
The main issues to be considered in this case are as follows:

e compliance with the vision, strategy and policies of the Area Action Plan for
the Town Centre

impact of the proposal on the character of the area

impact on the residential amenities of the occupants of nearby dwellings
impact on the setting of the locally listed St. Mark’s Church

regeneration and other benefits of the scheme

highways implications.

It can be recognised that Bromley Town Centre has declined relative to competing
retail centres in recent times and would benefit from investment. The Town Centre
presently has no hotel provision, limited leisure facilities and limited high density
residential accommodation such as that proposed. @ The Economic Statement
presents a convincing case that there is a demand for the proposed development
and that its regeneration impacts will be significant. In particular it will improve the
leisure offer and night time economy of the Town Centre and rejuvenate the south
of the centre resulting in the claw back of trade from centres such as Croydon and
Bluewater. The scheme is consistent with the AAP objective of promoting
balanced mixed use development to complement the Town Centre’s primary retail
offer thereby contributing to the its future vitality and viability and its wider
regeneration. Substantial weight can be attached to the regeneration benefits that
the scheme will bring.

The proposal involves loss of the existing multi storey public car park, but public
parking will be provided in the scheme. The Council’s Parking Migration Strategy
recognises and plans for the displacement of the spaces during the construction
period and for the situation once the development is complete. The Council is
committed to continuously monitor parking demands in the Town Centre and plan
for the provision of adequate parking, including temporary solutions to address the
issue of peak demand during the Christmas period. With proposals for the
provision of additional capacity that have been identified and the proposed Variable



Message Signage, there is confidence that the Strategy will be successful and that
public car parking in the Town Centre can be successfully managed.

The multi-storey car park itself has a negative impact in visual amenity terms whilst
the commercial buildings offer little in terms of their aesthetic value. No.2
Westmoreland Road is a more attractive building but there is little reason to resist
its demolition.

The principle of the acceptability of a tall residential building has been established
through the AAP and the scale of the proposed development is appropriate given
the site’s location adjacent to Bromley South Station, the topography of the
surrounding area and its relationship with the commercial blocks around Elmfield
Road.

The applicant has demonstrated that the design of the development has been
heavily informed by the need to respect the residential amenities of nearby
properties, in particular those on Newbury Road. The rear garden fence of No.12
Newbury Road will be approx. 3.1 metres from the western elevation with the
closest rear window located approx. 16.1 metres from the new building. The height
of the western wing increases as the separation to the Newbury Road properties
increases as the height of the western wing increases. The rear elevation of No0.28
Newbury Road will be 22.5 metres from the western wing where the height of the
podium deck will be eight metres above ground level.

The applicant has submitted section diagrams within the Design and Access
Statement to demonstrate that the impact of bulk and massing on several of the
Newbury Road properties will be comparable to the existing car park. The
residential properties towards the northern end of Newbury Road will look out onto
a building taller than the existing multi-storey car park, however, the separation
distances at this point are greater with approx. 31.2m between the block and the
rear elevation of N0.38. The tower will be up to approx. 16.7m wide at this point
which should reduce any impact of scale and bulk.

There should be no overlooking from the car park levels facing Newbury Road
whilst high level obscure glazed windows are proposed for the podium level
restaurants. The residential maisonettes located above the restaurant level will be
orientated towards the plaza and will not contain windows directly facing towards
Newbury Road. The western facing tip of the tower offers potential for some
overlooking from approximately 12 apartments towards the nearest residential
properties in Newbury Road. However, the degree of separation to these
properties and the orientation of the new building is such that there will not be any
undue harm from overlooking. It should be noted that the existing car park
currently provides the scope for unrestricted public overlooking towards residential
properties within Ravensbourne Road and Newbury Road.

The hotel block will face the RBS building and the adjacent parts will be
comparable in height and there will be a minimum separation of approx. 8.4m at
the southern end. The predominantly daytime nature of the office use and the
predominantly nightime nature of the hotel use is such that there should not be any
unacceptable overlooking.



The applicants have carried out extensive daylight assessments to demonstrate
the proposed impact of the development on the immediate locality. The daylight
and sunlight report identifies that 5 of the 131 rooms assessed would fall
marginally short of BRE target values without any mitigating circumstances.
Overall the effect on these properties are such that the refusal of planning
permission on light grounds would not be justified, particularly taking into account
the fact that the site has been identified as suitable for the amount of development
proposed and a tall building.

The scheme accords with the indicative development areas for Site K in Policy
OSK in terms of the number of residential units proposed. Whilst the scheme does
not strictly accord with the aspirations of the AAP in terms of the amount of
development proposed for the other uses it is, overall, reasonably close to the mix
sought under Policy OSK. The provision of an additional 1,629m?2 restaurant
floorspace is in part justified by the applicant as supporting the viability of the hotel
and cinema uses on the site and successfully animating the public space. It has
been demonstrated that the number of car parking spaces is acceptable in
highways terms and the applicant has provided commercial and operational
justification for the increased number of hotel rooms and the lower provision of
floorspace for leisure use. The application scheme followed a detailed design
process which provided information unavailable when the land use allocations
were set and which informed the mix of uses on the site to achieve a balance in
commercial, operational and urban design terms. The mix of uses on the site is
therefore considered acceptable.

Policy OSK seeks the provision of family housing on the site and it is noted that
only 4 three bedroom flats are proposed. It is considered that given the nature of
the development and its town centre location this limited provision of three
bedroom flats is acceptable. If the affordable housing payment in lieu is triggered,
this will enable family dwellings to be provided in more suitable locations.

The design of the scheme is commendable in its response to the challenging site
constraints and the application demonstrates that important features of the scheme
have been carefully considered. The appearance of the main residential tower is
considered to be distinctive and of a high quality of design and will act as a
landmark in this location. The use of materials and the elevational treatment
should provide interest and detract from any impression of bulk when viewed from
the north or the south. The hotel building is of a distinctive design and the ‘broom
flower’ elevational treatment, choice of materials and linear lighting successfully
addresses the challenges presented by the static facade.

The plaza level has been designed so that it is animated by human activity and
combined with the hard and soft landscaping and public art should provide a
successful public space. Weight can be attached to the public amenity benefits
that this new space will bring. The western wing has been designed to help frame
the entrance to the site whilst relating to the main residential building and
respecting the amenity of the Newbury Road properties. The ‘green wall’ proposed
should soften the visual impact of the western elevation.



The scheme has been designed to recognise the setting of St. Marks Church and it
can be accepted that this setting will be enhanced.

The application proposes a substantial development on a key site within the
designated Town Centre. The intended uses are all acceptable within the context
of adopted planning policies which seek the regeneration of the area. Overall the
development will improve the local environment and pedestrian accessibility to the
Town Centre. The proposal represents an efficient use of a very well located site
in accessibility and sustainability terms and will deliver a number of significant
benefits contributing to the wider aspirations for the town centre as set out in the
Area Action Plan.

Background papers referred to during the production of this report comprise all
correspondence and other documents on file ref. 11/03865, excluding exempt
information.

as amended by documents received on 30.01.2012

RECOMMENDATION: PERMISSION SUBJECT TO THE PRIOR COMPLETION
OF A LEGAL AGREEMENT subject to referral to the Greater London
Authority

and the following conditions:

1 ACAO01 Commencement of development within 3 yrs
ACAO1R AO1 Reason 3 years

2 ACAOQ07 Boundary enclosure - no detail submitted
ACAO7R Reason AO7

3 ACA09 Landscaping scheme (inc.street furniture
ACAQO9R Reason A09

4 ACCO1 Satisfactory materials (ext'nl surfaces)
ACCO1R Reason CO1

5 ACCO03 Details of windows
ACCO3R Reason C0O3

6 ACDO06 Sustainable drainage system (SuDS)
ADDO6R Reason D06

7 ACHO1 Details of access layout (2 insert) Westmoreland Road 1m
ACHO1R Reason HO1

8 ACHO3 Satisfactory parking - full application
ACHO3R Reason HO3

9 ACH16 Hardstanding for wash-down facilities
ACH16R Reason H16

10 ACH18 Refuse storage - no details submitted
ACH18R Reason H18

11 ACH22 Bicycle Parking
ACH22R Reason H22

12 ACH23 Lighting scheme for access/parking
ACH23R Reason H23

13 ACH27 Arrangements for construction period

ACH27R Reason H27



14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

ACH28

Car park management

ACH28R Reason H28

ACH29 Construction Management Plan
ACH29R Reason H29

ACH30 Travel Plan

ACH30R Reason H30

ACH31 Car Club

ACH31R Reason H31

ACI15 Protection from traffic noise (1 insert) road and rail
ADI15R Reason 115

ACI20 Lifetime Homes Standard/wheelchair homes
ADI20R Reason 120

ACI21 Secured By Design

ACI21R 121 reason

ACJ11 Soundp'fing. etc for rest./t-away (1 in) restaurants
drinking establishments

ACJ11R J11 reason

ACJ22 Lighting Scheme

ACJ22R J22 reason

ACKO3 No equipment on roof

ACKO3R KO3 reason

ACKO05 Slab levels - no details submitted
ACKO5R KO5 reason

ACKO7 Disabled access (see DI12)
ADKO7R Reason K07

ACKO08 Archaeological access

ACKO8R KO8 reason

ACKO09 Soil survey - contaminated land
ACKO9R K09 reason

ACK21 Details of CCTV scheme
ACK21R Reason K21

ACK22 Public art

ACK22R Reason K22

and

No part of the development hereby permitted shall be commenced until
details of improvements to the junction of the reconfigured Simpson’s Road
and Westmoreland Road have been submitted to and approved in writing by
the Local Planning Authority and the junction improvements shall be
completed before any part of the development is first occupied.
Reason: In order to comply with Policy T18 of the Unitary Development Plan and
to ensure that the proposal does not prejudice the free flow of traffic and
conditions of general safety along the adjoining highway.
No part of the development hereby permitted shall be first occupied until all
of the public toilet facilities indicated on the approved plans have been
provided and these facilities shall be permanently retained thereafter.
Reason: In order to ensure that adequate public toilet facilities are provided within
the development.
The wuses within Classes A3 and A4 (restaurants and drinking
establishments) hereby permitted shall not operate before 8am and no
customers shall be admitted to the premises after 11pm and all customers

shall have left the premises by 12am on Monday to Sunday (inclusive).



Reason: In the interests of the amenities of the occupants of nearby residential
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properties.

Details of electric car charging points shall be submitted to and approved in
writing by the Local Planning Authority and the charging points shall be
installed in accordance with the approved details and shall be permanently
retained in working order thereafter.

Reason: In the interests of promoting more sustainable means of car travel.
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Detailed plans of the appearance of and the equipment comprising a
ventilation system which shall include measures to alleviate fumes and
odours (and incorporating activated carbon filters where necessary) for each
individual Class A3 and Class A4 unit shall be submitted to the Local
Planning Authority for approval; after each system has been approved in
writing by the Authority, it shall be implemented in accordance with the
approved details before the use hereby permitted first commences and shall
thereafter be permanently retained in an efficient working manner.

Reason: In order to comply with Policies S9 and ER9 of the Unitary Development
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Plan and in the interest of the visual and residential amenities of the area.
Before any works on site are commenced, an updated site-wide energy
strategy assessment shall be submitted to and approved by the Local
Planning Authority. The results of this strategy shall be incorporated into the
final design of the buildings prior to first occupation. The strategy shall
include measures to allow the development to achieve an agreed reduction
in carbon dioxide emissions of at least 25% better than Building
Regulations. This should include the reduction from on-site renewable
energy generation as set out in the Sustainability Appraisal and Energy
Strategy Report. The final designs, including the energy generation, detailed
layout and elevations shall be submitted to and approved in writing by the
Authority and shall be retained thereafter in operational working order, and
shall include details of schemes to provide noise insulation and silencing for
and filtration and purification to control odour, fumes and soot emissions of
any equipment as appropriate.

Reason: In order to seek to achieve compliance with the Mayor of London’s
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Energy Strategy and to comply with Policy 5.2 and 5.7 of the London Plan
2011.

Before the development hereby permitted is commenced, details of on and
off-site works to realign, divert and improve the culverted river (including the
diversion of services) shall be submitted to and approved by the Local
Planning Authority in consultation with the Environment Agency. The works
shall be implemented in accordance with the approved plans.

Reason: In order to maintain access to the culverted River Ravensbourne and to
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comply with PPS25.

The bus stand and turning area hereby permitted shall be completed in
accordance with the approved details before any part of the development
hereby permitted is first occupied and shall be permanently maintained
thereafter.

Reason: In order to maintain waiting and turning facilities for buses within the site.
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Before the development hereby permitted is occupied arrangements shall
be agreed in writing with the Local Planning Authority and be put in place to
ensure that, with the exception of disabled persons, no resident of the



development shall obtain a resident’s parking permit within any controlled
parking zone which may be in force in the vicinity of the site at any time.

Reason: In order to comply with Policy T3 of the Unitary Development Plan and to
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avoid development without adequate parking or garage provision which is
likely to lead to parking inconvenient to other road users and would be
detrimental to amenities and prejudicial to road safety.

Development should not be commenced until impact studies of the existing
water supply infrastructure have been submitted to, and approved in writing
by, the local planning authority (in consultation with Thames Water). The
studies should determine the magnitude of any new additional capacity
required in the system and a suitable connection point.

Reason: To ensure that the water supply infrastructure has sufficient capacity to
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cope with the additional demand.

No impact piling shall take place until a piling method statement (detailing
the type of piling to be undertaken and the methodology by which such
piling will be carried out, including measures to prevent and minimise the
potential for damage to subsurface water or sewerage infrastructure, and
the programme for the works) has been submitted to and approved in
writing by the local planning authority in consultation with the relevant water
or sewerage undertaker. Any piling must be undertaken in accordance with
the terms of the approved piling method statement.

Reason: The proposed works will be in close proximity to underground water and
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sewerage utility infrastructure and piling has the potential to impact upon
this infrastructure.

The applicant shall at his own expense instruct an specialist access
consultant, approved by the Council in writing, to liaise with the developer
and/or his architect or engineer to approve details of accessibility, oversee
the works and report to the Council throughout the period of the works in so
far as the works may affect access issues on the site. Works shall not
commence on site until a consultant has been appointed.  After
commencement of the project, all persons employed or engaged on the
project shall immediately comply with any reasonable instruction, advice or
request given or made by the specialist access consultant in respect of
works in so far as they relate or affect accessibility within the development.

Reason: In order to comply with Policy T5 of the Unitary Development Plan and to
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ensure that all access issues associated with this challenging site can be
adequately addresses.

Details shall be submitted to the Local Planning Authority of a Delivery
Service Plan before any part of the development is occupied. After it has
been approved in writing by the Authority the Plan shall be implemented in
accordance with the approved details and operated thereafter. The Plan
shall include measures for annual monitoring and updating.

Reason: In order to provide adequate, safe and convenient access for service
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vehicles and in the interest of the free flow of traffic and conditions of
highway safety, to comply with policy T18 of the Unitary Development Plan.
The development hereby permitted shall be carried out in accordance with
the following approved plans.

Reasons for permission:



In granting permission the Local Planning Authority had regard to the following
policies of the Unitary Development Plan, Bromley Town Centre Area Action Plan
and the London Plan:

H1  Housing Supply

H2  Affordable housing

H7  Housing density and design

T1 Transport demand

T2  Assessment of transport effects

T3 Parking

T5  Access for people with restricted mobility
T6 Pedestrians

T7 Cyclists

T9 Public transport

T18 Road safety

BE1 Design of new development

BE2 Mixed use developments

BE4 The public realm

BE5 Public art

BE7 Railings, boundary walls and other means of enclosure
BE16 Ancient monuments and archaeology
BE17 High buildings and the skyline

BE19 Shopfronts and security shutters

L9 Indoor recreation and leisure

S2  Secondary frontages

S6 Retail and leisure development

S9 Food and drink premises

S10 Non-retail uses in shopping areas
ER7 Contaminated land

ER9 Ventilation

IMP1 Planning Obligations

Bromley Town Centre Area Action Plan

BTC1 Mixed use development

BTC2 Residential development

BTC3 Promoting housing choice

BTC4 New retail facilities

BTC8 Sustainable design and construction
BTC9 Flood risk

BTC10 River Ravesnbourne

BTC11 Drainage

BTC12 Water and sewage infrastructure capacity
BTC13 Combined heat and power

BTC14 Recycling

BTC15 Biodiversity

BTC16 Noise

BTC17 Design quality

BTC18 Public realm

BTC19 Building height



BTC20 Play and informal recreation
BTC21 Transport schemes

BTC22 Public transport

BTC25 Walking and cycling

BTC25 Parking

BTC26 Phasing of Transport Improvements
BTC27 Traffic Management

BTC28 Car clubs

BTC30 Phasing

BTC31 Developer contributions
BTC32 Public realm improvements
BTC33 Planning applications

OSK Westmoreland Road car park
London Plan

2.6 Outer London: Vision and Strategy

2.7 Outer London Economy

2.8 Outer London: Transport

2.15 Town centres

3.3 Increasing housing supply

3.4 Optimising housing potential

3.5 Quality and design of housing developments

3.6 Children and young peoples play and informal recreation facilities

3.7 Large residential developments

3.8 Housing choice

3.9 Mixed and balanced communities

3.12 Negotiating affordable housing on individual private residential and mixed use
schemes

3.13 Affordable housing thresholds

3.16 Protection and enhancement of social infrastructure

4.5 London’s visitor Infrastructure

4.6 Support for and enhancement of arts, culture, sport and entertainment
provision

4.7 Retail and town centre development

4.12 Improving opportunities for all

5.1 Climate change mitigation

5.2 Minimising carbon dioxide emissions

5.3 Sustainable design and construction

5.5 Decentralised energy networks

5.6 Decentralised energy and development proposals

5.7 Renewable energy

5.9 Overheating and cooling

5.10 Urban greening

5.11 Green roofs and development site environs

5.12 Flood risk management

5.13 Sustainable drainage

5.15 Water use and supplies

5.18 Construction, excavation and demolition waste

6.1 Integrating transport and development

6.2 Providing public transport capacity and safeguarding land for transport



6.3 Assessing effects of development on transport capacity
6.7 Better streets and surface transport

6.9 Cycling

6.10 Walking

6.13 Parking

7.1 Building London's neighbourhoods and communities
7.2 An inclusive environment

7.3 Designing out crime

7.4 Local character

7.5 Public realm

7.6 Architecture

7.7 Location and design of tall and large buildings

7.8 Heritage assets and archaeology

7.13 Safety, security and resilience to emergency

7.14 Improving air quality

7.15 Reducing noise and enhancing soundscapes

8.2 Planning Obligations.

The development is considered to be satisfactory in relation to the following:

(@) the appearance of the development in the street scene

(b)  the relationship of the development to adjacent property

(c) the impact on the amenities of the occupiers of adjacent and nearby
properties

(d) the safety of pedestrians and motorists on the adjacent highway

(e) the safety and security of buildings and the spaces around them

) accessibility to buildings

(9) the housing policies of the development plan

(h)  the design policies of the development plan

(1) the high buildings policies of the development plan

()] the transport policies of the development plan

(k) the sustainable development and renewable energy policies of the
development plan

)] the town centre policies of the development plan

(m) the affordable housing policies of the development plan

(n)  the impact on healthcare and education infrastructure

and having regard to all other matters raised.

INFORMATIVE(S)

1 You should seek engineering advice from the Environmental Services

OO WN

Department at the Civic Centre regarding the agreement under S278 of the
Highways Act (Highways Planning Section).

RDIO6 Notify Building Control re. demolition
RDI10 Consult Land Charges/Street Numbering
RDI13 Restaurant Ventilation System

RDI16 Contact Highways re. crossover

Thames Water would recommend that petrol / oil interceptors be fitted in all
car parking/washing/repair facilities. Failure to enforce the effective use of



petrol / oil interceptors could result in oil-polluted discharges entering local
watercourses.

Thames Water requests that the Applicant should incorporate within their
proposal, protection to the property by installing for example, a non-return
valves or other suitable devices to avoid the risk of backflow at a later date,
on the assumption that the sewerage network may surcharge to ground
level during storm conditions.

With regard to surface water drainage it is the responsibility of a developer
to make proper provision for drainage to ground, water courses or a suitable
sewer. In respect of surface water it is recommended that the applicant
should ensure that storm flows are attenuated or regulated into the
receiving public network through on or off site storage. When it is proposed
to connect to a combined public sewer, the site drainage should be
separate and combined at the final manhole nearest the boundary.
Connections are not permitted for the removal of Ground Water. Where the
developer proposes to discharge to a public sewer, prior approval from
Thames Water Developer Services will be required. They can be contacted
on 0845 850 2777.

Reason - to ensure that the surface water discharge from the site shall not be

9

10

11

12

detrimental to the existing sewerage system.

Thames Water recommends the installation of a properly maintained fat trap
on all catering establishments. We further recommend, in line with best
practice for the disposal of Fats, Oils and Grease, the collection of waste oll
by a contractor, particularly to recycle for the production of bio diesel.
Failure to implement these recommendations may result in this and other
properties suffering blocked drains, sewage flooding and pollution to local
watercourses. Further information on the above is available in a leaflet,
‘Best Management Practices for Catering Establishments’ which can be
requested by telephoning 0203 577 9963.

Where a developer proposes to discharge groundwater into a public sewer,
a groundwater discharge permit will be required. Groundwater discharges
typically result from construction site dewatering, deep excavations,
basement infiltration, borehole installation, testing and site remediation.
Groundwater permit enquiries should be directed to Thames Water's Risk
Management Team by telephoning 020 8507 4890 or by emailing
wwgriskmanagement@thameswater.co.uk. Application forms should be
completed on line via www.thameswater.co.uk/wastewaterquality. Any
discharge made without a permit is deemed illegal and may result in
prosecution under the provisions of the Water Industry Act 1991.

The applicant is advised to contact Thames Water Developer Services on
0845 850 2777 to discuss the details of the piling method statement.

Overall flows to combined sewers should not exceed historic flows and this
may often be achievable by agreed surface water retention.



Application:11/03865/FULL1
Address: Multistorey Car Park Simpsons Road Shortlands Bromley

Proposal: Demolition of existing buildings and redevelopment with mixed
use scheme comprising multi-screen cinema, 200 flats, 130 bedroom
hotel, Class A3 units (restaurant and cafe) (Including1 unit for flexible class
A1 (retail shop) Class A3 (restaurant and cafe) or Class A4 (drinking
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