
 

 

SECTION ‘2’ – Applications meriting special consideration 
 

 
Description of Development: 
 
Demolition of the existing pavilion, construction of a part single and part two storey 
multi-sports facility to provide an indoor multi-sport hall, physio treatment rooms, 
multi-functions rooms, café and function area and relocation of an existing 
floodlight. 
 
Key designations: 
 
Biggin Hill Safeguarding Area  
Green Belt  
London City Airport Safeguarding  
Smoke Control SCA 51 
 
Proposal 
  
This is a full planning application for the demolition of the existing pavilion and 
construction of a part single and part two storey multi-sports centre within the 
Norman Park Track Pavilion site.  
 
The proposed building would be situated at the same location as the existing 
pavilion. The footprint of the proposed building would form an L shape measuring 
approximately 8.4 metres in height with a maximum width and depth of 
approximately 17.7 metres and 88.2 metres respectively.  
 
The internal layout and floor area of the proposed building would comprise of the 
following: 
 
Ground floor: 
A multi-sports hall: 817sq.m;  
A strength and conditioning room: 70.5sq.m; 
A replacement female changing room including disabled changing, showers and 
toilets facilities: 38sq.m; 
A replacement female changing room including disabled changing, showers and 
toilets facilities: 38sq.m; 
Internal and external sports storage area measures 52sq.m; 
A welcome Kiosk: 16sq.m; and, 
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Hayes And Coney Hall 
 

Address : Track Pavilion, Norman Park, Hayes 
Lane, Hayes, Bromley   
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Entrance lobby, reception, manager office, internal lift and a disabled toilet: 
approximately 50sq.m.  
 
First floor: 
A recorder/announcer room: 12sq.m; 
A first aid room, 2 physio treatment rooms, a physic staff/management office and a 
reception waiting area: totalling 67.5sq.m; 
A male and female toilet: 47q.m;  
Two replacement multi-function rooms with folding doors totalling: 252.5sq.m;  
A replacement café and function area: 158.5sq.m; and, 
A kitchen and associated storages rooms: 59.5sq.m. 
 
The external materials of the proposed building would comprise brown colour brick, 
four different shades of green colour cladding and glazing. Two trees and an 
existing detached storage building would be removed.  
 
As part of this proposal, an existing floodlight located to the south of the pavilion 
would be repositioned to the south of the proposed building. A total of 194 solar 
panels would be installed and would cover approximately 261sq.m of the roof area. 
 
Two disabled parking spaces would be provided and a dedicated cycle and waste 
storage area would be provided within the site.  
 
The proposed opening hours would be 8am to 9pm Monday to Friday, 8am to 6pm 
Saturdays and Sundays. The number of people using the facility is expected to 
increase by around 50,000 users from 70, 000 to 120,000 per annum. 
 
The application was supported by the following documents: 
 
Planning Statement (prepared by Inspire Planning solutions; Dated 
September 2018) 
 
The document states that the proposal would provide a greater range of sports and 
leisure facilities to meet the local community need.  The headquarters of the 
Blackheath and Bromley Harriers Athletic club is approximately 1.4 metres away 
from Norman Park and the proposal would assist to consolidate the club's 
activities, providing an enhanced community facility and public community benefits. 
 
Design and Access Statement (prepared by Zendium Design Architects; 
Dated 26th July 2018)  
 
This document states that the existing pavilion building is dated without disabled 
facilities and is in need of replacement. The pavilion and the running track is very 
well used by a number of local community groups including Blackheath and 
Bromley Harriers Athletic Club, Bromley Veterans, The Bees Academy, Park Runs 
and local schools. The sport facility is managed by Norman Park Track 
Management Ltd. The proposal is sensitively designed and responds well to its 
local context. The proposal will provide a new bespoke community sports and 
recreational facility for the local community comprising a multi-sports hall, changing 
rooms, conditioning rooms, plant room, storage, office, first aid room, physio 



 

 

treatment rooms, and a kitchen and café area. The external materials would 
comprise of brick, cladding and glazing materials. The access to the site and 
location of the outdoor track would not be changed. The proposal would provide 
approximately 2,127 square metres of new floor area. The proposed opening hours 
would be 8am to 9pm Monday to Friday, 8am to 6pm Saturdays and Sundays.  
 
Arboricultural Report and Impact Assessment (prepared by Crown 
Consultants; Dated 1st August 2018) 
 
A total of 5 individual trees (T1 - Turkey Oak, T2 - Turkey Oak, T3 - Oak, T5 - 
Turkey Oak and T6 - Oak) and 1 group of trees (G4 - Mixed Deciduous) were 
surveyed. Two trees would be removed (T3 and T5) and pruning to G4 would be 
required to facilitate the proposal. 
 
Preliminarily Ecological Appraisal (prepared by Chase Ecology and 
Conservation consultants; dated 23rd January 2018) 
 
This report indicates that the site has limited habitat potential for great crested newt 
and other amphibians or reptiles. No evidence has been identified within the site or 
from local data searches which suggest the presence of any badgers, otters, and 
water voles. The hedgerows bounding the site should be retained to ensure the 
likely habitat for invertebrate species can be maintained. A bat survey should be 
carried out and any tree works should only be undertaken outside the nesting 
season. 
 
Preliminary Bat Roost Assessment and Emergence Survey (Prepared by 
Chase Ecology and Conservation Consultant; Dated 23rd January 2018 
including updated survey dated 22nd August 2019 and 5th September 2019) 
 
This initial report indicates that the site has potential for roosting and further 
surveys will be required to establish the level of bat activity and usage. A dawn and 
dusk emergence survey was carried out which indicates that there were no bats 
recorded to have used the pavilion building or trees for roosting, except commuting 
across the site. It is recommended that the level of lighting such as security 
floodlighting and lighting around working platforms should be limited to reduce the 
level of disturbance. Should any protected bats and species be found on any 
building and trees to be removed, works should be postponed until ecological 
advice is sought. All pipes over 200mm in diameter should be capped off at night to 
prevent animals entering. Additional soft landscaping should be sought to improve 
the wildlife value of the site.   
 
Environmental Geotechnical Specialist Report (Prepared by RGS Ltd; 
dated13.06.2017) 
 
This is a Phase 1 Desk Study report which indicates that there was no encountered 
groundwater during investigation. The strata of the site comprise of nominal 
thickness of topsoil overlying silty, sandy and gravelly clays lenses of gravel. This 
report also indicates that there is no significant contamination revealed within the 
soil examples. However, there are elevated levels of gas present and remedial 
measures are recommended.  



 

 

 
Transport Assessment (prepared by Encon Associates Ltd; Dated July 2018 
and revised in Sep 2019) 
 
An updated transport assessment is submitted which states that the site is located 
within Norman Park, a recreation park with children's play area and football 
pitches. The park hosts a weekly Park Run on Saturday mornings and a regular 
timetable of events throughout the year and the weekends. The principal access to 
the site is off Hayes Lane at the roundabout with Mead Way, which leads directly to 
the public car park with 180 spaces. The access to the alternative car park in 
Norman Park is via Bromley Common, off Hook Farm Road. It is anticipated that 
the proposal would attract 50,000 additional visitors, which equivalent to an 
increase by around 125 to 150 users per day.  
 
From investigations into current traffic flows and modal split of transport types, 
there is a larger proportion of walkers and cyclist who currently use Norman Park 
which is expected to continue given the sustainable location of the site in close 
walking and cycling distances of large residential areas and good public transport 
link in the vicinity. The volume of traffic on Hayes Lane is on average around 
14,000 vehicles per day. The accident rate within 500 metres radius from the site is 
5.2 per annum between 2012 and 2017 is considered to be moderate and does not 
highlight any highway safety record of the local highway network. The additional 
traffic to be generated by the development is unlikely to impact the existing road 
safety in the area.  
 
The predicted traffic generated by the proposal will result in an increase in traffic 
within the local highway. However, the capacity assessments shows the mini 
roundabout junction with Hayes Lane and the Norman Park entrance can 
accommodate the additional vehicular traffic and absorbed into the surrounding 
network without any discernible impact to the acceptable flow of traffic.  
 
A package of mitigation measures are proposed which includes staggering of 
events to prevent traffic build up on the same day as Bromley Football Club, car 
boot sales at Hayes Street Farm. A green travel plan will be provided to manage 
the travel behaviour of visitors. Junction improvement works have been considered 
and discounted on the grounds of lack of space to implement an acceptable 
scheme without compromise pedestrian safety and disproportionate cost to the 
nature, scale and siting of the proposed development being located within Norman 
Park. 
 
Air Quality Assessment (prepared by Environment Assessment Services Ltd, 
dated March 2019)  
 
The document states that the on-site nitrogen dioxide diffusion tube monitoring 
results together with the DMRB screening model outputs for the estimated traffic 
flow, indicate that the proposed redevelopment will not cause any significantly 
adverse change in air quality at the site or within the surrounding area. Adequate 
dust management during demolition and construction phases and the use of low 
emission vehicles and plant during demolition and construction phases is 
recommended.  



 

 

 
Sustainability Assessment and Energy Statement (prepared by S I Sealy and 
Associated Ltd, dated 8th October 2019) 
 
This updated energy assessment including detailed calculations has been 
prepared in line with the principles of the London Plan Energy Hierarchy (Be Lean, 
Be Clean and Be Green). Various technologies were considered in the initial 
energy assessment and whilst wind such as turbines, combined heat and power, 
ground source heat pumps, centralised CHP, biomass boiler and air source heat 
pumps are not considered appropriate the use of photovoltaic panels is considered 
feasible and appropriate. The updated assessment indicates that a total of 
261sq.m solar panels would be installed in the roof area. The building fabric will 
seek to reduce carbon emissions (CO2) by 13% over the Building Regulation 
compliant figure. The use of solar panels would reduce the CO2 by a further 22.2% 
achieving 35.2% and complying with the policy requirements. 
 
Feasibility Study for The Norman Park Athletics Track (prepared by FMG 
Consulting; Dated June 2016)  
 
This document states that BBHAC has been using the track since 1992 and has 
been involved in the management and operation of the sport facilities before the 
current agreement with Norman Park Athletic Track was undertaken in 2014. The 
track was first built in 1964 and was last refurbished in 2004. There is a need to 
secure the long term future of the track despite being a local popular venue for 
sport activities with weekly facilities host by BBHAC and Bees Academy and other 
regular sports activities organised by Parkrun, local running clubs, schools, Kent 
London Athletic Network, Girls' Brigade and Scouts. There is a high demand for 
the existing facilities including provision of indoor sport facilities. There are 2 
synthetic athletic tracks in the Borough including Norman Park Athletics Track. This 
report also indicates that are no other indoor sport centres in the area, except 
Crystal Palace National Sports Centre and Sutcliffe Park which are over a 20 
minute drive away from Norman Park.  A business plan is submitted which 
demonstrates that new facilities are required to sustain the sporting facilities 
provided to the community. The additional facilities will include multi-use areas, 
indoor training areas, sport injury treatment rooms and café/function areas.  
 
Very Special Circumstances Case Document (prepared by Blackheath and 
Bromley Harriers Athletic Club) 
 
This documents states that the London Borough of Bromley and Blackheath and 
Bromley Harriers Athletic Club are committed to securing a sustainable future for 
the outdoor athletics tracks and its associated jumping, vaulting and throwing 
facilities at Norman Park. The existing outdoor running track and outdoor facilities 
are very well-used by the local community, including local schools, running clubs 
and other user groups. The track will continue to be manged by Norman Park 
Track management Limited providing sport facilities.  
 
The design of the proposed building is designed to minimise the visual impact in 
Green Belt and there is no other alternative location or site which would be more 
suitable than the proposed location. The proposed building would be located within 



 

 

the existing site of the track site and well screened by existing trees. This is 
demonstrated in the enhanced 3D photomontage images.  
  
BBHAC has approximately 850 members age from 11 to age over 80.  Bees 
Academy has 683 children aged between reception year to year 8 attended 
sessions in 2018. The majority of members and children are living in the Borough. 
The proposed facilities would provide an inclusive access environment for disabled 
people. The community and public benefits generated from this proposal to the 
local residents and the general public would be considerable and constitute very 
special circumstances, outweighing any harm arising from the proposal.  
 
Expression of Support Document (Gathered by the applicant - Blackheath 
and Bromley Harriet Athletic Club) 
 
- England Athletic  
 
England Athletics supports the proposal and has enjoyed partnership with the club.  
The facilities at Norman Park are strategically vital to the South London/North Kent 
athletic fraternity and have played an important role towards national success and 
encouraging young athletes and recreational runners. The site contributes to the 
success of world class athletes such as Dina Asher-Smith and Adam Gemilli both 
of whom trained at the site. The proposal would sustain flow of talented local 
coaches and aspiring athletes. The Club is in a strong place with an experienced 
and well-structured leadership and management board to deliver athletic success. 
Bees Academy is run by the club members and is a successful programme for 
young children taking their first steps into athletics. The proposal would secure a 
long-term future of sport facilities for the local group and community. The club is a 
club for all and a blue print for others to follow. The club offers local and national 
leagues for all ages, which represented England and Great Britain.   
 
- Park Run 
 
Park Run supports the position of Blackheath Harriers and the proposal at Norman 
Park. The Club provides support and develop fitness and health within the 
community and in the area. Community venues and facilities such as Norman Park 
are critical to the health and wellbeing for people. The proposal would secure a 
long term and secure provision for the community. 
 
- Kent Athletics  
 
Kent Athletics supports the proposal to provide an excellent facility at Norman 
Park. This will be a great experience for athletic championship and development in 
Kent.     
 
- Kent London Athletic Network  
 
Kent London Athletic Network supports the proposal. The Network holds 
committee meetings at the site approximately 4 times per year. The annual 10k 
race at Norman Park has approximately 300 runners uses the facilities at the site 
The Network also hold coaching workshops at Norman Park. The proposal would 



 

 

provide new facilities and would be a fantastic community venue for the Network 
members.  
 
- Marathon Sports Foundation 
 
The site has served athletics for a very long time and supports the local athletic 
club who have provided many talented athletes.  
The proposal would provide additional facilities which are desperately required for 
coach education and athlete development lecturing, specifically teaching key 
performance subjects to a wide spectrum of athletes from many different sports. 
The proposed facilities would provide much need sports faculties and deliver 
important national programmed.  
 
- Bees Academy  
 
Bees Academy supports the proposal. Bees Academy is probably the biggest user 
of Norman Park Track and the only one concentrating on providing athletics 
sessions for children from school reception age up to school year 8. Bees 
Academy are coached by UK Athletics coaches and we have a regular turnover of 
Duke of Edinburgh volunteers, Bees Academy currently run 3 sessions a week at 
the site. On an average week, there are 45 attendees on a Monday and 30 on a 
Wednesday evening. Saturday morning has an average of 130 children with 16 
young leaders coach. Should the track be closed, there will be over 200 children on 
a weekly basis without suitable place for physical exercise.  
 
- Orpington Road Runners 
 
On behalf of over 400 members of Orpington Road Runners, we thoroughly 
support the proposal and the involvement of Blackheath and Bromley Harriers 
Athletic Club.  Orpington Road Runners have used the track for training sessions 
for many years and would welcome the continued availability of such and excellent 
facility for the funning and sports community in Bromley. 
 
- Petts Wood Runners 
 
On behalf of Petts Wood Runners committee, Petts Wood Runners supports the 
proposal to provide a modern athletic and leisure facility at Norman Park. It has 
been a huge rise in recreational running locally in Bromley in the past 10 years 
since Park run started in Norman Park. The site provides a good venue for fitness 
and social purpose with many of the new comers progressing to a structured 
running where there is a need to accommodate their training requirements. There 
is a need to provide an excellent facility for the runners and sports community in 
Bromley. 
 
- Zero to Hero Runners  
 
Zero to Hero Runners supports the proposal. Zero to Hero Runners meets every 
Wednesday morning at Norman Park with classes on Monday and Friday morning 
as well as regular track session every Monday afternoon. Norman Park Track is an 
essential part for the Zero to Hero Runners. Blackheath and Bromley Harriers 



 

 

Athletic Club provide guidance, financial assistance, supply instructors to help run 
the courses including venue for the runners to develop their fitness and health. The 
applicant is willing to finance their assets into developing a local community and is 
a valuable asset in Bromley.  
 
- Langley Park School for Girls 
 
The School have been using Norman Park for their Sports Day in excess of 10 
years. The facility is invaluable for the students and school. 
 
- Darrick Wood School 
 
Darrick Wood School supports the proposal. The school stages the annual sports 
day at Norman Park and the proposal would enable the majority of our pupils to 
compete in a facility they would not normally have the chance to do so.  
 
- Balgowan Primary School 
 
Balgowan Primary School believes the proposal would be an excellent idea as the 
school use the venue every year for their Ks2 sports day. The proposal to provide 
an improved facility is supported. 
 
- Warren Road Primary School 
 
As a resident for almost 30 years, I have seen the huge impact Norman Park has 
had on so many children and adults. As a head teacher at Warren Road Primary 
School, the school pupils have benefited directly as sports days are held at the 
track and many individual pupils also enjoy additional sessions after school, at 
weekends and during school holidays. The proposal would encourage further sport 
participation. Given the relative demise of the Crystal Palace track and limited 
access to other facilities, the proposal is considered as essential investment at 
Norman Park. 
 
- Bickley Park School 
 
Bickley Park School held sports day at Norman Park and fully support the Norman 
Park project. The School does not have the facilities and rely on the outstanding 
facilities at Norman Park to raise the standards of athletic ability of the pupils.  
 
- Hayes School 
 
There is a need for the proposed development. The activities provided by the club 
are incredible with professionalism and desire to make people fitter and healthier. 
The entire community of all ages will be able to use the facility and have 
opportunity to meet new people and keep fit.  
 
- Babington House School 
 
The proposal would open up even more opportunities for the school to use the 
facility. The school use the track on a regular basis. The proposal would enable an 



 

 

all year access and would provide a fantastic community facility that is important to 
the school. 
 
- Parish Primary School 
 
As a PE teacher at the Parish Primary School and a former head of Sport at Oak 
lodge Primary School, I cannot imagine the future of athletics in the Borough 
without the proposed facility. Norman Park Running Track has played an 
enormously valuable part in enriching the sporting lives of hundreds of children for 
decades and some have gone on to represent the Borough County and even team 
GB. It is therefore wonderful to learn that the track is proposing to develop with 
further improvement. The future generation can benefit from this highly successful 
and inspirational facility. It is essential that the track remains in use and is 
promoted by all parties involved. 
 
- Bromley District Scouts  
 
Bromley District Scouts uses the facility once per year. Bromley District Scouts 
support the proposal in principle and it would create a between link between the 
Club and Bromley Scouts.  
 
- Girls' Brigade Meridian District  
 
Girls' Brigade Meridian District supports the proposal and development to ensure 
the long term future of the facilities.  
 
- Age UK Bromley and Greenwich 
 
The proposal would provide community facilities for Age UK Bromley and 
Greenwich free of charge. Age UK will make use of such facilities when they 
become available.  
 
- Bromley Mencap 
 
Bromley Mencap supports the proposal to further development facilities for 
Bromley residents and enhance the opportunities within the park  
 
- Sports Traider 
 
Sports Traider promotes sports for disabled and the proposal would provide more 
indoor sports opportunities for people including disabled people. The proposal is 
supported and we would register our interest when the facility is opened.  
 
- South East London Vision 
 
South East London Vision appreciate the proposal would offer free spaces and 
would be keen to take up the offer once the building is completed. 
 
 
 



 

 

- Neil Oflynn  - Squadron Team 
 
Anything that keeps the track available is great as it has been invaluable for the 
athletic training sessions that have helped the Squadron team win a number of 
medals and trophies in County Competitions.  
 
- Beckenham Rugby Football Club 
 
Beckenham Rugby Football Club would like to confirm their interest in the planned 
development at Norman Park and is keen to use the weights and conditioning 
area, as well as the indoor track for other training. Beccehamian Rugby Football 
Club support the proposal and it would be a great asset for the local community of 
both sports clubs and individuals. 
 
- Beckenham Running Club 
 
It is important that the track and house facilities are maintained with possible 
improvement.  The expansions of Norman Park track facilities can only contribute 
to the wellbeing of the surrounding population and should be supported.  
 
- Personal Trainer and Fitness Instructor - Jane Bradshaw 
 
The proposal would provide a new indoor venue to hold fitness class and provide 
sports massage therapy and injury rehabilitation services. Norman Park is 
considered as a suitable venue to provide these facilities.  
 
- Jodie Goldsworthy - UK Athletic Coach 
 
The Norman Park Athletics Track has been such a huge part of the Bromley 
Borough sporting facilities over the years which provide a fantastic base for Athletic 
clubs to nurture athletes and enabling members of the public to gain fitness and 
enhance their general wellbeing. The residents and the Council should consider 
themselves very lucky to have such as a great facility.   
 
- Naama Gelber - Pilates and Corrective Exercise Instructor  
 
The progress of the Norman Park project appears to be very slow. There is a high 
demand for exercise classes and the proposal will provide more awareness about 
health and wellbeing for people who are keen to exercise not only in order to keep 
fit but also to provide their health 
 
- All Stars 
 
As a local fitness group providing fitness for adults with learning difficulties, the 
proposed indoor and inclusive facilities would be beneficial for the communities 
and make a huge difference to the lives of many people in Bromley.  
 
 
 
 



 

 

- Councillor David Jefferys 
 
As a ward councillor and chairman of Bromley health and wellbeing Board, the 
proposal is strongly supported. Councillor Peter Morgan has also written in support 
of the proposal. 
 
- MP for Beckenham - Bob Stewart 
 
The proposal to provide a world-class athletic facility is supported despite the site 
being located in MOL. Blackheath and Bromley Harriers is a 150 years old club 
and the venue is considered as the finest athletics venues in England. As a local 
MP, it is incredibly proud to have Blackheath and Bromley Harriers in Bromley. 
 
- Councillor Alexa Michael 
 
The proposal would provide an enhanced sports and recreation facilities in the 
Borough and activities supporting health and fitness should be encouraged.  
 
- Councillor Julian Benington 
 
The proposal will improve the facility in Norman Park and there is a need for these 
facilities and it would assist to reduce street crime.   
 
- Public Health England 
 
Public Health England does not have a statutory or other role with respect to this 
specific planning application. The delivery of the GLA's Childhood Obesity Strategy 
is referred to the London Public Health England Centre. 
  
- Letter from Dina Asher-Smith 
 
The proposal will not only provide a new community sport and recreation facility but 
will also ensure a sustainable future for the track. The track facility provides an 
extremely valued community facility for people and also achieves successfully a 
result at National and International levels and is supported. The proposed 
additional facilities assist the club to pursue their health and wellbeing goals in a 
welcoming community setting.  
 
- Individual letter of support  
 
A total of 20 letters of support are presented by the applicant and the grounds of 
support are summarized as follow: 
 
- The proposal should be supported by the government at all levels. The 
planning consultation comment from GLA is disappointing as the Mayor considered 
that the proposal is deemed to be an inappropriate development and should only 
be approved in exceptional circumstances. London is facing record numbers of 
knife crime and drug abuses and the benefits of providing the proposed facilities 
will provide good opportunities to stay away from temptations. The Mayor of 



 

 

London has enjoyed the reflected glory that Olympians Dina Asher-Smith and 
Adam Gemmill have brought to the city. The proposal should be supported. 
 
- The proposal will secure the future of the track and sports facilities with the 
scare resources. The proposal would enable the consolidation of the club premises 
and secure a sustainable long term sport provision.  
 
- The athletic track at Norman Park is a huge part of many people's lives both 
locally and further afield. The proposed would provide an opportunity for the local 
community to be trained at the track and providing a place for people to make new 
friends and learn new skills. The club nurture and train athletics so that they 
develop the skills to coach younger children. The proposal would provide 
improvement of mental health and child obesity, supporting the welfare and health 
for all. 
 
- Norman Park is always busy with other users for general recreation, football 
as well as hosting weekly Park Run which regularly attracts over 700 runners.  
Norman Park is also home to other groups such as the recently affiliated Zero to 
Hero Runners club which trained over 500 people.  
 
- The club has an excellent framework of coaches and other support staff. 
The provision of indoor sports facilities including café would enhance the facilities 
offered to the community.  
 
- The site is located at a secluded corner of Norman Park and would not be 
detrimental to the green belt. Bees Athletic Club encourages sport activities and 
has developed social and coaching skills. 
 
- The site does not have any shelter area and activities are subject to the 
weather. The proposal is a much needed improvement for the community with new 
physiotherapy and indoor activities. The general state of the track and amenities 
are poor at present and do not reflect the hard work and dedication of the young 
athletes and the club. Affordable access to the facilities should be secured as part 
of the proposal  
 
Location and Key Constraints  
 
The application site, Norman Park Track Pavilion is located within Norman Park. 
The site measures approximately 2,300sq.m in area and the site is served by two 
free public car parks within Norman Park. The main car park is accessed via Hayes 
Lane (B265) and the alternative public car park is accessed via Hook Farm Road, 
off Bromley Common (A21). Norman Park and the public car parks are designated 
as Green Belt in Bromley's Proposals Map.  
 
The site comprises of a single storey pavilion building with changing room facilities, 
a floodlit 8 lanes outdoor running track, a throwing cage for discus throw and 
hammer throw, pole vault, high Jump, long jump, triple jump, fixed steeplechase, 
shot put and  javelin throw.  
 



 

 

The site is largely surrounded by planting including tall and mature trees ranging 
between 14 and 17 metres in height. The site is adjoining Norman Park to the east, 
open fields to the west and south, a public car park to the north which is situated in 
between the application site and Bromley Football club. The setting of the site is 
considered as suburban. The Public Transport Accessibility rating of the site is 
rated 1b, on a scale between 0 to 6b where 0 is Worst and 6b is best.  
 
The nearest bus stop is located approximately 386 metres from the site.  There are 
3 bus routes in the area (No. 146, 314 and 119 with an average frequency of 1, 4, 
and 6 buses per hour respectively). The site is located within Flood Zone 1 and is 
not subject to surface water flooding.  
 
Comments from Local Residents and Groups 
 
118 neighbouring properties were consulted on the 5th June 2019. 2 letters of 
support were received and the grounds of support are summarised as follows: - 
 
1. The proposal would provide high quality athletic facilities to Bromley and 

provide much needed facilities and upgrades to the existing running track. 
2.  Support the provision of sport facilities.  
3. The disabled toilet is located on the first floor and there is only one lift within 

the building.    
  
Comment from Consultees 
 
Sport England  
 
Sport England supports the proposal to provide new facilities at the site. The 
existing sport facilities are well used by the club, local schools, scouts and other 
community groups. The site is a popular Grade 1 UK Athletics facility but it requires 
modernising to meet the needs of community users. The existing facilities are out 
dated and the proposal would provide a modernized sport facility to the club, 
including a new café, indoor warm-up track, changing rooms and physio rooms. 
These facilities will greatly enhance the offer to the community.   
 
Sport England acknowledges the site is located in Green Belt. However, the 
proposal would not be in conflict with Paragraph 145(b) of the NPPF which states 
that "the provision of appropriate facilities (in connection with the existing use of 
land or a change of use) for outdoor sport, outdoor recreation, cemeteries and 
burial grounds and allotments; as long as the facilities preserve the openness of 
the Green Belt and do not conflict with the purposes of including land within it. 
Sport England considers the proposal would provide an improved sport facility in 
terms of its quality and/or accessibility, maintaining and increasing participation of 
sports. The proposal would also assist to secure the long-term sustainability of the 
sports facilities and would not conflict with wider Green Belt objectives.  The 
applicant has advised the proposed ancillary building is located to ensure the 
openness of the Green Belt is preserved.    
 
Sport England fully supports the Club's intention to modernise this facility and the 
proposal will be of benefit not only existing members of this community sports club 



 

 

but will allow further community use of the Park and ensure that more people are 
able to take part in sport and physical activity within the park. This is in accordance 
with the Government's Strategy Sporting Future: A New Strategy for an Active 
Nation (DCMS) and Sport England's Strategy - Towards an Active Nation.   
 
Greater London Authority  
 
Principle of development: The redevelopment of the sports club is within Green 
Belt and provides some facilities to support outdoor sport. However, the new 
building is materially larger than the one it replaces and would have a greater 
impact on the openness of the Green Belt, and also proposed facilities which are 
not required to support outdoor sport. It fails to meet the exception test of the 
NPPF. Therefore, the proposal is inappropriate development and by definition 
harmful to the Green Belt and should not be approved except in very special 
circumstances. As very special circumstances have not been demonstrated, the 
proposed development is contrary to Policy 7.16 of the London Plan and Policy G2 
of the draft London Plan and the NPPF. 
 
Sports facilities and community use: The proposed community access to the sports 
facilities would be welcomed in any development which is demonstrated to be 
appropriate. A detailed community use agreement for affordable and accessible 
usage of the sport facilities must be secured by way of a s106 planning agreement  
 
Urban design: The design of the proposal has a greater impact on the openness of 
the Green Belt. The built form of the new building must therefore be reduced. CGI 
visual and details of key materials must be submitted 
 
Transport: Concerns regarding pedestrian access and cycle parking must be 
addressed. Submission of a travel plan and a construction logistics plan that 
accord with the London Plan and draft London Plan must be secured through 
s106/planning obligation.  
 
Natural England  
 
No comment to make on this application and the standing advice should be used to 
assess the impact on protected species.  
 
Transport for London (TfL)  
 
The site has a poor public transport accessibility level of 1b and is located over 
1,000 metres away from the Transport for London Road Network. In line with the 
draft London Plan, the number of cycle spaces should be increased by 12 spaces 
and comply with the London Cycle Design Standards (LCDS). Adequate lighting 
along the existing footpath should be provided to ensure the safety and security of 
staff and visitors. Details of the proposed construction arrangements should be 
provided to TfL to confirm the impacts on the surrounding transport network. The 
proposal is subject to the London Mayoral Community Infrastructure Levy at a rate 
of £60 per square metres.  
  



 

 

 
Designing Out Crime 
 
Should planning permission be granted, a secure by design planning condition 
requiring the development to achieve Secured by Design accreditation prior to 
occupation should be attached.  
 
Thames water  
 
Waste Comments 
With regard to surface water drainage, Thames Water would advise that if the 
developer follows the sequential approach to the disposal of surface water we 
would have no objection. Prior approval from Thames Water Developer Services 
will be required for the discharge of surface water to public sewage.  
 
No objection to the waste water network and waste water process infrastructure 
capacity. Thames Water would expect the developer to demonstrate measures to 
minimise groundwater discharges into the public sewer. Groundwater discharges 
typically result from construction site dewatering, deep excavations, basement 
infiltration, borehole installation, testing and site remediation. Any discharge made 
without a permit is deemed illegal and may result in prosecution under the 
provisions of the Water Industry Act 1991.  
 
Should the Local Planning Authority be minded to approve the planning 
application, Thames Water would like the following informative attached to the 
planning permission: "A Groundwater Risk Management Permit from Thames 
Water will be required for discharging groundwater into a public sewer. Any 
discharge made without a permit is deemed illegal and may result in prosecution 
under the provisions of the Water Industry Act 1991. We would expect the 
developer to demonstrate what measures he will undertake to minimise 
groundwater discharges into the public sewer. Permit enquiries should be directed 
to Thames Water's Risk Management Team by telephoning 02035779483 or by 
emailing wwqriskmanagement@thameswater.co.uk. Application forms should be 
completed on line via www.thameswater.co.uk/wastewaterquality." 
 
Water Comments 
No objection to the proposal in relation to water network and water treatment 
infrastructure capacity. Thames Water recommends the following informative be 
attached to this planning permission. Thames Water will aim to provide customers 
with a minimum pressure of 10m head (approximate 1 bar) and a flow rate of 9 
litres/minute at the point where it leaves Thames Waters pipes. The developer 
should take account of this minimum pressure in the design of the proposed 
development. 
 
LB Bromley - Leisure 
 
The proposal would provide a new facility and this is supported. The proposal is 
subject to a lease with the Council to ensure the long term sport and community 
use of the site which will benefit and improve the health and quality of life for 
Bromley residents. 



 

 

 
LB Bromley - Highway  
 
Norman Park Athletic Track sits within the site of Norman Park, a recreation park 
with children's play area and football pitches. The PTAL rating of the site is 1b. The 
Park has two vehicle access points. The principal access is off Hayes lane (B265) 
at the roundabout with Mead Way, which leads directly to the car park with 180 
parking spaces, including space for coaches and disabled parking. Hayes Lane is 
a local distributor carrying large traffic volumes. The alternative car park is access 
off the A21 Bromley Common and Hook Farm Road. 
 
The proposed opening hours would be 8am to 9pm Monday to Friday, 8am to 6pm 
Saturdays and Sundays. The number of people using the facility is expected to be 
increase from 70, 000 per annum by an additional 50, 000 users. It is indicate that 
the current traffic flow and modal split of transport type, there is a large proportion 
of walkers and cyclist who currently use Norman Park. 
 
A period of 3 days traffic data between 08:00 and 18:00 Saturday 7th July 2018 
and Sunday 8th July 2018, and between 08:00 and 21:00 on Tuesday 10th July 
2018 at the Hayes Lane roundabout were collected to assess the impact on 
highway network.  
 
The traffic survey data contains a count of different modes of transport which 
indicates 55% of traffic was generated by private vehicles and 38% on foot and 6 
% by cycle. It is possible some of the pedestrian used public transport before 
arriving on foot. The traffic surveys should ideally include one of their sport days. 
However, it is noted that the surveys were carried out in the summer time in a 
relatively busy season and there was a major car boot sales at Hayes Street Farm 
on the 7th and 8th July 2018 where Hayes Lane is the nearest main route to 
Bromley South Railway Station. 
 
The traffic survey data indicates that the most popular path over the roundabout 
was Arm D to Arm A (travelling from Mead Way towards north of Hayes Lane 
during the AM Peak hours on Saturday (9:45 to 10:45), Sunday PM Peak hour 
(12:00 to13:00) and on Sunday (08:00 to 18:00).  
 
The traffic survey data indicates that Hayes Lane North junction arm has a RFC 
0.9 during AM peak which is above the capacity at present. The proposal would 
increase the RFC to 0.95 in 2023.  The Hayes Lane South junction arm has a RFC 
0.91 at present and the proposal would increase the FRC to 0.99 in 2023. Traffic 
modelling with a RFC value over 0.85 is considered to be operating beyond its 
capacity and improvement would normally be required.  
 
The proposal indicates the number of staff on site would be increased from 3 to 4 
full time staff with two additional part time staff. The predicted traffic generated 
proposals to develop the existing sports and leisure facilities will result in an 
increase in traffic within the local highway. However, the capacity assessment 
shows the mini roundabout junction with Hayes Lane and the Norman Park 
entrance can accommodate the additional vehicle traffic and as such the increase 



 

 

may be able absorbed into the surrounding network with some impact to the flow of 
traffic.  
 
The application has agreed a package of mitigation measures and confirmed the 
timing of activities would be staggered to prevent traffic build up on the same day 
as football games at Bromley Football club and car boot sales at Hayes Street 
Farm. A Travel Plan would be provided. Improvement works to the junction have 
been discounted due to inadequate space, impact on pedestrian safety and 
disproportionate cost. Should planning permission be granted, the details of 
construction management plan, travel plan, cycle parking and car park 
management plan should be secured by planning conditions.  
 
LB Bromley - Drainage  
 
There is no public foul or any sewers near the site. Details of foul water and 
sustainable drainage details should be secured via planning conditions.  
 
LB Bromley -Trees 
 
No objection to remove 2 trees (T3 and T5) and pruning works associated to tree 
group (G4 and T6) provided that replacement trees and details of root protection 
plan to the retaining trees are secured by planning conditions.  
 
LB Bromley - Environmental Health  
 
No objection to the proposal. Upon completion of the works, a verification report in 
accordance with mitigation measures set out in the Geotechnical Environmental 
Report (reference: J3849/17/E, Rogers Geotechnical Services Ltd, 13th June 
2017) shall be submitted and approved by the Council.  
 
LB Bromley - Energy  
 
Revised energy assessment including detailed calculation demonstrates that the 
proposal would achieve an on-site carbon reduction by 35.2% and would comply 
with the Council's policies. As such, officers are satisfied that no carbon offsetting 
contribution would be required.  
 
Policy Context 
 
National Planning Policy Framework 2019 
 
Chapter 2 Achieving sustainable development 
Chapter 4 Decision marking 
Chapter 8 Promoting health and safe communities  
Chapter 9 Promoting sustainable transport 
Chapter 12 Achieving well-designed places 
Chapter 13 Protecting Green Belt land  
Chapter 14 Meeting the challenge of climate change, flooding and costal change 
Chapter 15 Conserving and enhancing the natural environment  
 



 

 

London Plan 2016 Policies: - 
 
3.1 Ensuring equal lift chances for all 
3.2  Improving health and addressing health inequalities 
3.16 Protection and enhancement of social infrastructure 
3.17 Health and social care facilities  
3.19  Sports facilities  
5.1  Climate change mitigation 
5.2 Minimising carbon dioxides emissions 
5.3 Sustainable design and construction 
5.7 Renewable energy 
5.10 Urban greening 
5.13 Sustainable drainage  
5.16 Waste net self-sufficiency 
6.9  Cycling 
6.10 Walking 
6.12  Road network capacity 
6.13 Parking 
7.2 An inclusive environment 
7.3 Designing out crime 
7.4 Local character  
7.6 Architecture 
7.14 Improving air quality  
7.15 Reducing and managing noise, improving and enchaining acoustic 

environment and promoting appropriate soundscape  
7.16  Green belt 
7.19 Biodiversity and access to nature 
7.21 Trees and woodlands 
8.2 Planning obligations 
8.3  Community Infrastructure levy 
8.4  Monitoring and review 
 
Bromley Local Plan 2019 Policies:- 
 
20 Community Facilities 
21  Opportunity for Community Facilities 
26   Health and Wellbeing 
30 Parking  
31  Relieving Congestion 
32  Road Safety 
33 Access for All 
37 General Design of Development 
49  The Green Belt 
57 Outdoor Recreation and Leisure 
58 Outdoor Sport, Recreation and Play 
72 Protected Species  
73 Development and Trees 
79  Biodiversity and access to Nature 
113  Waste Management in New Development  
115  Reducing Flood Risk 



 

 

116  Sustainable urban Drainage System (SUDS) 
119  Noise Pollution 
120  Air Quality  
122 Light Pollution 
123 Sustainable Design and Construction 
124 Carbon Dioxide Reduction, Decentralised Energy Networks and Renewable 

Energy 
125 Delivery and implementation of the Local Plan 
 
Draft London Plan Policies: - 
 
Planning London's Futures 
GG1 Building strong and inclusive communities 
GG2 Making the best use of land 
GG3 Creating a healthy city 
GG6 Increasing efficiency and resilience  
 
Design 
D1  London's form and characteristics 
D2  Delivering good design 
D3  Inclusive Design 
D10  Safety, security and resilience to emergency 
D11  Fire safety  
D12  Agent of Change 
D13 Noise 
 
Social infrastructure  
S1  Developing London's social infrastructure  
S2  Health and social care facilities  
S5 Sports and recreation facilities  
 
Green Infrastructure and environment  
G3  Metropolitan Open Land 
G4   Local green and open space  
G5 Urban greening 
G6 Biodiversity and access to nature 
G7 Trees and woodland 
 
Sustainable Infrastructure 
SI1  Improving air quality  
SI2 Minimising greenhouse gas emissions 
SI3 Energy infrastructure 
SI7 Reducing waste and supporting the circular economy 
SI13 Sustainable drainage  
 
Transport  
T4  Assessing and mitigating transport impacts 
T5 Cycling 
T6  Car parking 
T6.5  Non-residential disabled persons parking 



 

 

 
Funding the London Plan 
DF1  Delivery of the Plan and Planning Obligations 
 
Relevant planning application history of the site  
 
06/03417/FULL1 - granted on 24.05.2007  
Two single storey detached buildings for land adjacent to athletic track 
 
01/02824/FULL1 - granted on 17.10.2001 cation site) 
Detached portable building for Norman Park Athletic Track 
 
86/01156/DET - granted on 09.06.1986 
Full planning permission for a detached single storey building for sports pavilion 
 
85/02613/LBB - registered on 25.10.1985. 
Outline planning application for a sports pavilion  
 
Planning considerations  
 
- Background  
- Land Use 
- Impact on Green Belt   
- Design and Layout;  
- Impact on residential amenities   
- Transportation and Highway  
- Climate changes and carbon off-setting; 
- Tree and Ecology; 
- Surface water drainage strategy; and, 
- Planning Obligation and CIL;  
 
Background  
 
Blackheath and Bromley Harriers Athletic club (BBHAC/the club) is one of the 
oldest and largest athletic clubs in the country with over 850 club members. The 
existing club house in Hayes has been the centre for the club's running disciplines 
and social events since the 1920s. Norman Park Athletic Track (the site) has been 
the training centre for the vast majority of the club's track and field athletes. The 
BEES Academy also holds regular training exercises and activities for children at 
the site. Their record indicates that a total of 683 children attended their sessions 
at the site in 2018. A number of local community groups, running clubs including 
scouts also hold sport sessions, competition and sports days at the site.  
 
At present, the track is owned by the Council and managed by Norman Park Track 
Management Limited (NPTML) on behalf of the club. NPTML is an independent 
non-profit company with close association to the club. NPTML was set up in 1992 
and remains responsible for day to day management and operation of the existing 
sports facilities.  
 
  



 

 

Land Use  
 
Norman Park Athletics Track was first opened in 1980 within Norman Park and 
planning permission for the construction of a pavilion was granted in 1986. Under 
the provision of the Town and Country Planning (Use Classes) Order 1987, indoor 
or outdoor sport uses are both categorized under the Use Class Order Class D2. 
As such, the principle to introduce an indoor multiple sport use within an 
established outdoor sports site is considered acceptable in principle land use 
terms, subject to an assessment of all other matters.   
 
Impact on Green Belt  
 
The Government attaches great importance to Green Belts (NPPF Para 133). The 
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land 
permanently open. The essential characteristics of Green Belts are their openness 
and their permanence. Norman Park Athletics Track is designated as Green Belt in 
the Council's Proposals Map. National Planning Policy Framework (NPPF) 
paragraph 145 states that a "Local Planning Authority should regard the 
construction of new buildings as inappropriate development. Exceptions to this are:
  
a) Buildings for agriculture and forestry; 
b) The provision of appropriate facilities (in  connection with the existing use of land 
or a change of use) for outdoor sport, outdoor recreation, cemeteries and burial 
grounds and allotments; as long as the facilities preserve the openness of the 
Green Belt and do not conflict with the purposes of including land within it; 
c) The extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original buildings; 
d) The replacement of a building, provided the new building is in the same use and 
no materially larger than the one it replaces; 
e) Limited infilling in villages; 
f) Limited affordable housing for local community needs under policies set out in 
the development (including policies for rural exception sites); and. 
g) Limited infilling or the partial or complete redevelopment of previously developed 
land, whether redundant or in continuing use (excluding temporary buildings), 
which would: 
- not have a greater impact on the openness of the Green Belt than the existing 
development; or  
- not cause substantial harm to the openness of the Green Belt, where the 
development would re-use previously developed land and contribute to meeting an 
identified affordable housing need within the area of the local planning authority. 
 
This approach is consistent with London Plan Policy 7.16 and Bromley Local Plan 
Policy 49 which states that planning permission will not be given for inappropriate 
development unless very special circumstances can be demonstrated that clearly 
outweigh the harm by reasons of inappropriateness or any other harm. 
 
Whether the proposed building would constitute inappropriate development in 
Green Belt and its impact  
 



 

 

The proposal to introduce a new building does fall outside the exception test of the 
NPPF and is considered as inappropriate development under Green Belt planning 
policies.  
 
The proposed part single and part two storeys building would replace the existing 
single storey pavilion which is located to the west of the existing outdoor athletic 
track, measures approximately 20 metres deep, 15.4 metres wide and 6.5 metres 
high. The floor level of the existing pavilion is elevated against the ground level by 
approximately 0.9 metres. The footprint of the proposed part single and part two 
storeys building would form an L shape with a maximum width measuring 88 
metres, a maximum depth of 17 metres and a height of  8.4 metres to its the 
highest part of the building. The internal layout and sizes of the proposed building 
area as follow: 
 
Ground floor: 
- Multi-sports Hall: 817sq.m;  
- Strength and conditioning room: 70.5sq.m; 
- Female changing room including disabled changing, showers and toilets 

facilities: 38sq.m; 
- Male changing room including disabled changing, showers and toilets 

facilities: 38sq.m; 
- Internal and external sports storage area measures 52sq.m; 
- Welcome Kiosk: 16sq.m; 
- Entrance lobby, reception, manager office, internal lift and a disabled toilet: 

approximately 50sq.m.  
 
First floor: 
- Recorder/Announcer room: 12sq.m; 
- A first aid room, 2 physio treatment rooms, a physic staff/management office 

and a reception waiting area: totalling 67.5sq.m; 
- Male and female toilets: 47q.m;  
- Two multi-function rooms with folding doors totalling: 252.5sq.m;  
- A café and function area: 158.5sq.m; 
- A kitchen and associated storages rooms: 59.5sq.m. 
 
The proposed indoor multi-sports halls, replacement changing rooms and 
associated toilets and storage facilities could be considered appropriate facilities to 
support the existing and well established outdoor athletics and sports facilities at 
the Norman Park Track Pavilion site. The proposed indoor multi-hall would provide 
an indoor warm up, training and coaching environment for the users and would be 
free from cold and wet weather. This part of the proposal would provide an 
enhanced sports facilities for the existing and future users.  
 
The proposed physio and first aid rooms on the first floor can provide a first-hand 
sports related treatment services to the facilities users including local community. It 
is considered that the provision of these additional services within the site would be 
complementary and compatible with the existing and established sports and 
athletic uses.  
 



 

 

The proposed multi-function rooms, café and function area, kitchen and associated 
storage rooms are designed to provide replacement club and function facilities. 
Whilst these facilities would be made publicly accessible, it should be noted that 
these facilities is designed to provide replacement function spaces for the club's 
(BBHAC) activities which currently take place at their existing club house.  
 
Whilst it is considered therefore that some elements of the proposed development 
could constitute appropriate facilities to support the outdoor sporting and 
recreational use of the site as an exception to inappropriate development under 
NPPF Paragraph 145(b), other elements would not be directly related (physio 
treatment rooms, multi-function rooms, café and function room).  In addition, 
having regard to the scale of the proposed building which would be significantly 
larger than the one it would replace, it is considered that the proposed building 
would have a harmful impact on the openness and visual amenities of the Green 
Belt.  Taking these considerations together, it is concluded that the proposed 
facility would constitute inappropriate development, for which very special 
circumstances would need to be demonstrated to allow planning permission to be 
granted. 
 
The Norman Park Athletic Track site measures approximately  2,300sq.m in area. 
It has a maximum width and depth measuring approximately 172 metres and 116 
metres respectively. The existing outdoor athletics track and sport facilities are 
centrally sited within the site and would be retained in situ. The proposed building 
would be sited to the west of the existing outdoor track at the same location as the 
existing pavilion. Whilst the proposed building would reduce the openness of the 
site and have a harmful impact in Green Belt terms, it should be noted that the 
openness of the existing outdoor athletics track including the majority of the land 
surrounding the outdoor track would be retained and preserved.  The proposed 
building has been designed to sit alongside the existing track, and is intentionally 
limited to respect the dimensions of the available area and footprint of the site 
between the track and the rear boundary fence.  The applicant considers that the 
building has been designed to minimise its impact, with a flat roof proposed and 
low-lying profiles for the two storey elements of the building. 
 
The site is screened by mature trees and is not readily visible from Norman Park, 
except at the entrance to the application site.  The proposed building would be 
located approximately 150 metres from the pedestrian path within Norman Park 
and the children play area. The applicant has provided additional visual images 
which demonstrate and confirm the visual impact upon the openness. Due to the 
siting of the proposed building, distance to the publicly accessible park and the 
presence of dense mature trees, it is also considered that the visual impact of the 
proposal would be limited and confined within the site.  These factors would assist 
in reducing the visual impact of the development to a degree.  
 
Notwithstanding the design considerations advanced by the applicant, it is 
considered that the overall scale, massing and volume of the proposed multi-sports 
building would be significantly larger than the existing pavilion. As a result of its 
footprint and volume, in particular the two storey elements of the building, the 
proposal would harm the openness of the Green Belt. In line with the NPPF, 
London Plan and Bromley Local Plan, the planning merits including other material 



 

 

considerations should be weighed against the identified harm upon the openness 
and permanence of Green Belt in determining whether very special circumstances 
exist. This is considered in more detail in the following section of the report.  
 
Whether Very Special Circumstances can be demonstrated  
 
The applicant has put forward the following justification:-  
 
1. Funding and future of the existing outdoor athletics sports facilities.  
 
Under the current contract with the Council including public funding, BBHAC and 
NPTML are responsible for the daily operation, maintenance and provision of 
publicly accessible outdoor sports facilities at Norman Park. However, the current 
contract is expiring in 2024. The annual public subsidies to maintain the existing 
outdoor sports facilities and provide training sessions for local schools, local 
running clubs and hosting qualifying athletics competition activities would be 
discontinued beyond 2024. There is a need to establish a long term sustainable 
plan for the existing outdoor sports facility.   
 
On the 1st January 2016, United Kingdom Athletics (UKA) introduced a new 
system of athletics facilities call the UKA Athletic Facility Competition Certificate. 
This certification was introduced to ensure that facilities hosting events and 
competitions where records and qualifying standards are likely to be set are 
compliant with the requirements of the UK athletics rulebook.  
 
In December 2016, an athletics facilities condition survey was undertaken by the 
Council. The condition survey indicates that a substantial amount of capital/funding 
will be required to ensure the existing facilities can comply with the UKA 
certification and to ensure that the track remains safe to operate and keep open. 
Additional capital investment, maintenance and operation cost will be required to 
continue the existing sports activities at the existing sports venue.  
 
The applicant has sought funding from Sport England and other organisations, 
including the London Marathon Trust aiming to bridge the required capital cost and 
has not been successful. In the absence of the required public funding and 
additional capital to maintain the conditions of the outdoor facilities required by 
UKA, the applicant has advised that it would not be possible for the Club to 
continue at the site. The existing outdoor facilities including the training and 
coaching sessions open to the members of the public would be discontinued, in the 
event that no action is undertaken by the applicant (BBHAC). 
 
The applicant has been in discussion with the Council's Regeneration team in 
recent years. As a result of the expiring contract, changes in certification 
requirements and lack of available of funding from Sport England and other 
organisations, the applicant has advised that there is no other option for the club to 
secure a long term future of the publicly accessible athletic facilities at Norman 
Park, except to dispose their current club assets on Bourne Way for the required 
capital, and relocate to Norman Park.  
 



 

 

The Council's Regeneration Division has confirmed that they are in discussion with 
the applicant and are in support of this proposal to ensure that a publicly 
accessible outdoor sports venue with enhanced facilities can be continued. Based 
on the information provided, it is considered that there is a pressing need to secure 
the future of the existing popular outdoor sport facilities in the Borough. 
 
2. Whether the existing facilities and activities can be relocated elsewhere within 
the Borough 
 
Chapter 2 of the National Planning Policy Framework (NPPF) states that there are 
three overarching objectives (economic, social and environmental) in the NPPF 
and at heart of the Framework is presumption in favour of sustainable 
development. These objectives should be delivered through the application of the 
policies in the Framework. Planning policies and decisions should play an active 
role in guiding development towards sustainable solutions and in doing so should 
take local circumstance into account and to reflect its character, needs and 
opportunities.  
 
The applicant has considered redeveloping their existing club house to provide 
outdoor and indoor athletics facilities. However the club house is close to adjoining 
residential properties, has inadequate space for car parking and relocating the 
existing outdoor sports equipment and facilities. Furthermore, the access to the 
club house is via a narrow drive between two residential properties. Due to the 
siting and setting of the club, it is not considered feasible or suitable to provide a 
multi-sport building on Bourne Way. The logistics of traffic and pedestrian 
movement, parking provision and impact on residential amenities is not considered 
compatible to its immediate surroundings.  
 
The applicant has also advised that there is a lack of feasible alternative location to 
provide a new or relocate the outdoor athletics facilities in the Borough. The 
application site is located at a sustainable location being adjacent to an existing 8 
lane outdoor track with a number of athletic training facilities. Fundamentally, in 
order to support and enhance the use of the track the facility needs to be located 
adjacent to it. Given that the club has been operating at the current address for 
decades and has established a local network with the local community in Hayes 
and beyond, it is considered that there are no other suitable alternative locations at 
the present time.  
 
Furthermore, the site has an established sport use with a well-established outdoor 
athletic/sport uses and ample parking facilities in Norman Park.  It is considered 
that the proposed indoor sport facilities would positively complement the existing 
outdoor athletic facilities within the site. The proposal would also provide a good 
opportunity for the club to consolidate and concentrate their activities at Norman 
Park.  
 
3. The need for a new building and the ancillary uses  
 
  



 

 

Inclusive environment  
 
London Plan Policy 7.2 requires new development in London to achieve the 
highest standards of accessible and inclusive design and supports the principles of 
inclusive design to ensure development can be used safely and easily by all 
regardless of disability, age, gender, ethnicity or economic circumstances.  
 
The existing pavilion was constructed in 1986 with male and female changing 
rooms, toilets and a small "Tuck Shop". The accommodation is in need of 
modernisation as the current facilities in the pavilion do not fully meet the 
requirements of modern users. The pavilion was not designed to provide an 
inclusive environment for all groups of people. There is a set of multiple steps at 
the main entrance to the Pavilion with restrictive level access and accessible male 
changing room or toilets. The layout and facility of the pavilion was not designed 
with due care and attention towards those with disability, the elderly and children.  
 
The proposed building and internal layout is well designed to ensure an inclusive 
environment can be provided for all groups of people. An internal lift would be 
installed and a step free environment would be provided for the future users. 
Disabled toilets and showering facilities will also be provided within the building. It 
should be note that the existing club members are aged between 11 and over 80. 
The children attending the sessions organised by the Bees Academy are up to 
year 8. It is considered that the proposed building will provide an inclusive 
environment for the future users, including attendees training for Paralympic 
Games.  
 
Lack of indoor athletics training facility  
 
London Plan Policy 3.16 requires additional and enhanced social infrastructure 
provision to meet the needs of its growing diverse population. Local Plan Policy 
3.19 states development proposals that increase or enhance the provision of 
sports and recreation facilities will be supported. Wherever possible, multi-use 
public facilities for sport and recreational activity should be encouraged.  
 
Bromley Local Plan Policies 20 and 21 states that the Council will promote the 
quality of life and the health and wellbeing of those living and working in the 
Borough and engage with providers and agencies to ensure the provision, 
enhancement and retention of a wide range of appropriate social infrastructure, 
sports and play facilities.  
 
The applicant has advised that the existing outdoor facility is very well used by the 
local community and its residents. BBHAC has approximately 850 members and 
the majority of the members live in the Borough. The BEES Academy provides 
regular training exercises and activities for children at the application site. Their 
record indicates that there were a total of 683 children in attendance at their 
sessions at the site in 2018. The existing outdoor sport and training facilities are 
also utilised by various local schools, groups and running clubs. However, these 
activities are influenced by the weather conditions and seasons due to the absence 
of indoor facility.  
 



 

 

The proposed multi-sports hall can provide an indoor warm-up and training area for 
the existing users and this in part dictates the dimensions of this space, in 
particular its length which is required to allow the space to be used for indoor 
running. The proposed indoor facility would provide a more suitable exercise and 
training environment for the users, in particular the young children during bad 
weather and the winter season, including evening uses. As such it is considered 
that the proposal would positively enhance the sport and community facilities 
available for the local community.   
 
The proposal would enhance sport facilities available at the site and would enable 
a fuller year-round training for the existing and future users. The existing outdoor 
activities are largely subject to the weather conditions. The availability of an indoor 
multiple-sport centre would enable existing users including school children to be 
trained in a controlled environment. Furthermore, the site is located within Norman 
Park and there are two public car parks servicing the existing users without 
causing any significant harm to the residents on Hayes Lane. It is considered that 
the provision of an indoor facility would deliver substantial community benefits for 
the communities and residents in the Borough.  
 
There are a total of 46 publicly accessible athletic sport venues in the Greater 
London Area at present. Norman Park Athletic Track and Crystal Palace Athletic 
Stadium are the only publicly accessible athletics facilities located in the Borough 
which are equipped with synthetic athletic tracks for sport and athletic training 
purposes. The nearest alternative athletics training with indoor training facilities is 
Crystal Palace Athletic Stadium, which is located at the edge of the Borough with a 
catchment area covering the residents living in the neighbouring Boroughs.  
However, Crystal Palace Athletic Stadium is located over 6 miles away from the 
application site in Hayes and is located some distance away from some of the 
remote parts of the Borough, such as the Biggin Hill ward and the Chelsfield and 
Pratts Bottom ward which are some 17 and 14 miles away respectively. The 
proposed indoor training facility can provide an alternative indoor training venue for 
the local residents at a more central location.   
 
Given the limited number of publicly accessible athletics training venues, it is 
considered that the provision of a new indoor multi-sports hall within the building at 
a more geographically central location within the Borough would be a benefit of the 
proposed scheme. The proposal would positively enhance the availability of sport 
facilities in the Borough and encourage a more active nation engaging in physical 
and sport activity.  
 
Whether new physio treatment rooms, first aid room replacement multi-function 
rooms, replacement café and function room would be required. 
 
Physio treatment rooms and a first aid room would be provided on the first floor 
and would be ancillary to the existing outdoor and proposed indoor sports facilities. 
It should be noted that there would be no separate access to these ancillary 
facilities and these facilities would be managed and operated by the applicant 
(BBHAC) providing a first-hand sport injury and/or treatment for the facility users. 
Physio treatment and first aid facilities are not uncommon to be co-located within a 
sport/leisure complex. For example, The Warren Metropolitan Police Sports Club 



 

 

has an on-site physio treatment team within their complex.  There is a sports injury 
centre located within Crystal Palace Stadium also providing ancillary treatments 
and services for the facilities users. As such, it is considered that the provision of 
these ancillary services would be acceptable and compatible to the existing use.   
 
The proposed multi-function rooms, café and function area are designed to provide 
replacement function rooms for the club. As part of the proposal, BBHAC would be 
relocated to Norman Park after the disposal of their asset on Bourne Way  to fund 
this project. The existing clubhouse has an internal floor area measuring 378sq.m 
where club meetings and activities are held.  The proposed multi-functions rooms 
would provide replacement activities and function areas for the club to continue 
their meetings and activities. Having considered the funding and relocation need 
arising from this proposal, it is considered that the provision of the replacement 
multi-function rooms, café and function support would be necessary in this 
instance.  
 
The applicant has also highlighted that at present there are no facilities for 
spectators, parents and carers to shelter from the elements, which adversely 
affects usage levels in bad weather.  The proposed building would provide 
enhanced facilities for these groups, further improving the use of the wider outdoor 
track facility. 
 
The applicant indicates that the facilities within the proposed building would be 
operated and managed by the club and NPTM Ltd.  It should be noted that the 
multi-function rooms, café and function room would also be accessible to the club 
members and facilities users. A business plan and a feasibility report have been 
submitted which indicates the proposed multi-function rooms, café and function 
room would be necessary to maintain the existing and proposed sports facilities. 
 
The applicant has confirmed that the revenue generated from the proposed indoor 
facilities will be re-invested within the site for sport activities and facilities 
maintenance providing sport coaching and training for local communities. The 
facilities within the site would remain publicly accessible for the local residents and 
communities. As such, it is considered that the provision of the proposed indoor 
facilities, including replacement function rooms for the club would be necessary in 
this instance. The details of the community use will be secured by planning 
condition and a lease to be completed with the Council. 
 
4. Promoting healthy communities  
 
NPPF Paragraph 91(c) states that planning decision should aim to achieve healthy, 
inclusive and safe places which enable and support healthy lifestyles, especially 
where this would address identified local health and well-being needs. For 
example, through the provision of safe and accessible sports facilities. 
 
The Bromley Health and Wellbeing Strategy aims to improve the health and 
wellbeing of all who live and work in the Borough, and sustain Bromley as a 
healthy place to live, work or visit. The strategy aims to tackle gaps in health 
inequality and achieve real and measurable improvements in the health and 
wellbeing of residents. There are 10 priorities identified in the strategy for 



 

 

improving health and wellbeing of people living in Bromley. The priorities are 
cancer, obesity, diabetes, dementia, suicide prevention, statutory homelessness, 
and adults with a learning disability who live in a stable and appropriate 
accommodation, drugs and alcohol in young people, young violence and 
adolescent mental health.  
 
In addition to the athletic training, coaching and sports activities, the club also has 
a mental health ambassador whom supports club members to seek help and 
support when needed. The proposal would promote social interaction and provide 
opportunities for meetings between people whom might not otherwise come into 
contact with each other. The proposal including the indoor facilities would assist to 
provide healthy lifestyles for the local residents and meeting their well-being needs. 
 
Overall, it is considered that there is a pressing need to secure the long term future 
and provision of sport facilities at Norman Park. Given that there is a lack of 
funding, change of athletic facilities requirement from the UKA and lack of 
alternative suitable venue at the present time, it is considered that the need to 
ensure the outdoor sport facilities which is highly valued by the local community 
should be secured. The provision of new physical treatment, replacement multi-
function rooms, café and function rooms would be required to enable the club to 
relocate at Norman Park. The proposed indoor multi-sports hall would enable 
training activities free from bad weather conditions. The proposal would provide a 
modern indoor sport facility and meet the demand and need of the existing and 
future users.  
 
Very special circumstances summary 
 
Having regard to the above factors, it is clear that the whilst the proposal would 
constitute inappropriate development in the Green Belt and harm openness, the 
degree of visual harm would in part be mitigated by the siting of the building which 
is largely screened from views in the wider Norman Park.  The NPPF states at 
Paragraphy144 states that substantial weight should be given to any harm to the 
Green Belt.  Very special circumstances will not exist unless the potential harm to 
the Green Belt by reason of inappropriateness, and any other harm resulting from 
the proposal, is clearly outweighed by other considerations.   
 
The applicant has advanced a number of considerations which must therefore be 
weighed against the harm identified to determine whether very special 
circumstances exist.  It is clear that the proposed facility will include some 
appropriate facilities to support the use and operation of the existing outdoor 
athletics facility, and whilst some elements would not be directly related to the 
outdoor sporting and recreational use of the site, the applicant has confirmed that 
these are necessary in financial terms to support the continued operation of the 
facility which in turn is required to allow the continued use and maintenance of the 
existing athletics track.  The proposed building would provide a modern, accessible 
and fit for purpose facility for both BBHAC and the local community in a sustainable 
location, which will in turn secure the future operation of the athletics track, itself 
being an appropriate use of Green Belt land for outdoor sport and recreation. 
 



 

 

As such, it is considered that when taken together, the benefits arising from this 
proposal would attract substantial weight and would outweigh the harm to the 
Green Belt identified.  Accordingly it is considered that very special circumstances 
can be demonstrated, subject to a final assessment including any other harm 
identified elsewhere in this report.  
  
Design and Layout 
 
Design is a key consideration in the planning process. Good design is an important 
aspect of sustainable development, is indivisible from good planning, and should 
contribute positively to making places better for people. The NPPF states that it is 
important to plan positively for the achievement of high quality and inclusive design 
for all development, including individual buildings, public and private spaces and 
wider area development schemes. This is supported by London Plan Policies 7.1, 
7.4 and 7.6 and Bromley Local Plan Policy 37 both require new development is of 
a high standard of design and layout. 
 
The internal layout and design of the building has been influenced by the standards 
and requirement of Sport England. Indoor athletics facilities are functional spaces 
with stipulated setting out and safety clearances for track and field disciplines, and 
with unobstructed clear height requirements.  
 
The proposed multi-sports hall on the ground floor would measure 85 metres deep 
and 9.32 metres wide. The configuration of this area can be used not only for 
sports hall athletic, but also for athletic training where athletic and management are 
prepared to exercise some degree of compromises. The proposed multi-function 
hall would provide a good quality indoor training area and protect athletic activity 
from climatic extremes. The indoor hall can also enable athletes to be trained in a 
suitable climate during the winter season.  
 
A first aid treatment room, 2 physio/treatment rooms, a physical staff/management 
office, 2 multi-function rooms with folding partitions, a kitchen and café/function 
area would be provided on the first floor.  The first aid room and physio/treatment 
rooms would provide supplementary services to the athletes and would be 
available to the visitors. The proposed multi-function rooms, kitchen and function 
room would enable the Club to relocate and consolidate their activities at Norman 
Park. It should be noted that all the facilities would be available for the local 
community. A detailed business plan and feasibility report are submitted which 
demonstrates the accommodation on the first floor is required to secure the long 
term future of the existing outdoor athletic and proposed indoor athletic and training 
facilities.  
 
Overall, it is considered that the internal layout of the proposed building is well-
designed and would provide an enhanced sports facility to the existing users and 
local community.  
 
The design of the proposed building is modern and contemporary. The proposed 
elevation plans indicate that the proposed building would incorporate large areas of 
glazing and this would utilise the availability of natural sunlight and daylight. The 
external material of the building would consist of brick and cladding. It is 



 

 

considered that the design and appearance of the proposed building would be 
acceptable at this location.   
 
Transport for London considers that adequate lighting along the existing footpath 
should be provided to ensure the safety and security of staff and visitors. The 
access path and the public car park leading to the application site are lit with street 
lights. Should there be any external lighting proposed to be attached on the 
proposed building or within the application site, these details would be secured by 
a planning condition.  
 
Impact on residential amenity  
 
Policy 37 of the Bromley Local Plan seeks to protect existing residential occupiers 
from inappropriate development. Issues to consider are the impact of a 
development proposal upon neighbouring properties by way of overshadowing, 
loss of light, overbearing impact, overlooking, loss of privacy and general noise and 
disturbance. The key amenity issues to consider are the impact of the development 
on existing residents in terms of loss of outlook, privacy, daylight, sunlight and 
overshadowing and noise. 
 
Houses on Hayes Lane  
 
113 to 167 Hayes Lane are located approximately 150 metres west from the 
application site and the proposed building. There is also an avenue of mature trees 
along the western boundary of the site. Due to this separation distance, it is 
considered that the proposal would not result in any significant harm on residential 
amenities in terms of loss of outlook, increase sense of enclosure, loss of sunlight 
or loss of daylight.  
 
As part of the proposal, an existing floodlight would be relocated approximately 31 
metres south from its existing location. The floodlight is located a sufficient 
distance away from the houses on Hayes Lane and would not be facing or located 
any closer to the houses on Hayes Lane. The illuminance value (Lux) of the 
floodlights would range between 5 and 50 adjacent to the outdoor athletic track 
The Council's Environmental Health was consulted and no objection is raised to 
the proposal. Given that the floodlight would not be positioned closer than the 
existing to the neighbouring properties and there is a sufficient separation distance 
and screening to the houses on Hayes Lane, it is considered that this part of the 
proposal would not have an adverse impact on residential amenities in terms of 
light pollution.  
 
It is anticipated that the number of people visiting the site would be increased. 
However, it should be noted that the activities would be limited to the proposed 
operating hours. The existing athletic training schedule and sports sessions are 
spread across the day and week and this arrangement would be continued. Given 
that activities would be contained within the building and the proposed building 
would be located over 150 metres away from the residential houses, it is 
considered that the proposal would not have a significant impact on the residential 
amenities in terms of noise. It is noted that there is no external plant or equipment 



 

 

proposed for the facilities in the proposed building. Should there be any external 
plant required, these details would be secured by a planning condition. 
 
Transportation and Highways  
 
The NPPF recognises that transport policies have an important role to play in 
facilitating sustainable development but also in contributing to wider sustainability 
and health objectives. The NPPF clearly states that development should only be 
prevented or refused on transport grounds where the residual cumulative impacts 
of development are severe. London Plan and Bromley Local Plan Policies 
encourage sustainable transport modes whilst recognising the need for appropriate 
parking provision. Car parking standards within the London Plan and Bromley 
Local Plan should be used as a basis for assessment. 
 
Access 
 
London Plan Policy 6.3 states that development should ensure the impacts on 
transport capacity and transport network are assessed and should not adversely 
affect the safety on the transport network.  
 
An updated transport assessment indicated that the existing access and vehicular 
access arrangement via the public car park leading to the site from the primary car 
park, off Hayes Lane and secondary public car park, off Hook Farm Road and 
Bromley Common would be re-used, and this is considered acceptable.    
 
Existing travel behaviour  
 
A period of 3 days traffic data between 08:00 and 18:00 Saturday 7th July 2018 
and Sunday 8th July 2018, and between 08:00 and 21:00 on Tuesday 10th July 
2018 at the Hayes Lane roundabout were collected to assess the impact on local 
highway network. The traffic survey data also contains a count of different modes 
of transport which indicates there were 55% of traffic was generated by private 
vehicles and 38% on foot and 6 % by cycle. It is possible some of the pedestrian 
used public transport before arriving on foot. The traffic surveys should ideally 
include one of their sport days. However, it is noted that the surveys were carried 
out in the summer time in a relatively busy season and there was a major car boot 
sales at Hayes Street Farm on the 7th and 8th July 2018 where Hayes Lane is the 
nearest main route to Bromley South Railway Station. 
 
Junction capacity at Hayes Lane roundabout 
 
The current and future junction capacity of the Hayes Lane roundabout is assessed 
and modelled. It should be noted that the collected traffic data includes the car boot 
sales at Hayes Street Farm, which is generally busy. The data indicates that the 
most popular path over the roundabout was Arm D to Arm A (travelling from Mead 
Way towards north of Hayes Lane during the AM Peak hours on Saturday (9:45 to 
10:45), Sunday PM Peak hour (12:00 to13:00) and on Sunday (08:00 to 18:00).  
 
Ratio of Flow to Capacity (RFC) is a highway modelling value indicates the extent 
to which traffic flows on an intersection arm approach capacity. An intersection arm 



 

 

operating at capacity would have an RFC value of 1.0. As a benchmark, the 
desirable RFC is 0.85 which is generally considered to provide adequate capacity 
at un-signalised roundabouts in accordance with the Design Manual for Roads and 
Bridges.  
 
Based on the collected data, Hayes Lane North junction arm has a RFC 0.9 during 
AM peak which is above the benchmark at present. The proposal would increase 
the RFC to 0.95 in 2023.  The Hayes Lane South junction arm has a RFC 0.91 at 
present and the proposal would increase the FRC to 0.99 in 2023. Mitigation would 
need to be considered to ensure the proposal would not have an adverse impact 
on the local network.  
 
The applicant has agreed a package of mitigation measures and confirmed the 
timing of activities would be staggered to prevent traffic build up on the same day 
as football games at Bromley Football club and car boot sales at Hayes Street 
Farm. A Travel Plan would be provided. Improvement works to the junction have 
been discounted due to inadequate space, impact on pedestrian safety and 
disproportionate cost. Should planning permission be granted, the details of 
construction management plan, travel plan, cycle parking and car park 
management plan should be secured by planning conditions.  
 
The proposal indicates the number of staff on site would be increased from 3 to 4 
full time staff with two additional part time staff. The predicted traffic generated 
proposals to develop the existing sports and leisure facilities will result in an 
increase in traffic within the local highway. The Council's Highway officer was 
consulted and considered that the capacity assessment shows the mini roundabout 
junction with Hayes Lane and the Norman Park entrance can accommodate the 
additional vehicle traffic and as such the increase may be able absorbed into the 
surrounding network with some impact to the flow of traffic, subject to the planning 
conditions.  
 
Parking standard 
 
Table 6.2 under London Plan Policy 6.13 sets a maximum standard for 
development. If there is no standard can be categorized in the table, the level of 
parking should be determined by the transport assessment undertaken for the 
proposal and should be in line with but not limited to the criteria of NPPF. The 
supporting paragraph 6A.8 states that for applications referred to the Mayor and in 
locations within a PTAL of 1-3, provision should be consistent with objectives to 
reduce congestion and traffic levels and to avoid undermining walking, cycling and 
public transport.  
 
There is no minimum or maximum parking standard for sports facilities. The 
adequacy of parking provision will need to be assessed on a case by case basis. 
The updated transport assessment indicates that 38% of visitors arrive at the site 
on foot including public transport and 6% of the visitors arrive at to the site by 
cycle. The site is situated within Norman Park and benefits from two public car 
parks with over 180 parking spaces. As part of this proposal, 2 dedicated disabled 
parking spaces would be provided within the site to accommodate the need of the 
users.  Whilst the site has a PTAL rating of 2 and the demand for parking would be 



 

 

increase, it should be noted that the site is located within 1 km from Bromley Town 
Centre and Norman Park is also accessible via Bromley Common (A21). The 
transport statement indicates that 44 percent of the existing visitors arrive the site 
are on foot, public transport and bicycle. Having regard to the site location within 
easy reach of Bromley Town Centre, the nature of the proposed facilities and the 
travel behaviour of the existing visitors and the site is supported by two public car 
parks, it is considered that the absence of additional parking spaces is acceptable 
in this instance. The applicant is committed to monitor the travel behaviour of their 
facilities users on a regular basis and work with the Council's highway department 
to explore the future need for parking spaces in Norman Park. This does not 
preclude the possibility to provide additional parking spaces within the application 
site. An event management framework requiring details and types of events to be 
held, timing and their frequency, travel statement setting out how the visitors to the 
event will be discouraged from attending the event(s) by car, how sustainable 
modes of travel will be provided, targets for the use of sustainable modes, any 
initiatives that will be required to help achieve these and how this will be monitored 
will be secured by a planning conditions. 
 
Cycle parking 
 
Table 6.3 under London Plan Policy 6.9 requires a minimum of 1 long stay cycle 
spaces to be provided for every 8 staff and a minimum of 1 short stay cycle storage 
spaces to be provided for every 100sq.m. 
 
Based on the number of staff would be attending the site, the total floor area and 
requirement as set out in the GLA stage 1 report, it is considered that a minimum 
of 23 cycle storage spaces in line with the London Cycle Design standards should 
be provided and these details would be secured by a condition.  
 
Waste and recycling storage  
 
The proposed site plan indicates that a refuse and recycling storage area would be 
provided within the site. A tracking plan should be provided to confirm waste 
vehicle can leave the site in a forward gear. The details of waste storage 
enclosures and sizes have not been provided, it is considered that these details 
including servicing and delivery plans should be secured by a planning conditions.  
 
Climate change and carbon offsetting 
 
London Plan policy 5.2 states that proposal for non-domestic buildings between 
2016 and 2019 should meet the carbon saving requirements set out in the Building 
Regulations. This policy was adopted on a presumption that in 2016 the 
Government would introduce more stringent carbon saving requirements for non-
domestic buildings through the Building Regulations. However, the expected 
amendments were not brought forward and therefore current guidance from the 
GLA on preparing energy assessments (March 2016) sets out that in order to 
comply with the overarching objective of policy 5.2, which is to minimise carbon 
emissions from development, that nondomestic buildings should achieve a 
minimum carbon saving of 35% beyond Part L of the Building Regulations 2013 
(the pre-2016 policy target). Bromley Local Plan Policy 124 requires major non- 



 

 

residential development to achieve 35% reduction and in line with the GLA's 
Energy Guidance.  
 
An updated Energy Statement including detailed calculations has been submitted 
which demonstrates the proposal will achieve a carbon reduction of 35.2% and 
would comply with the London plan's energy hierarchy: Be Lean, Be Clean and Be 
Green.  
 
Be Lean measures are set to achieve 13% carbon reduction. This is achieved by 
enhanced fabric efficiency of the building envelope, air tightness windows, high 
efficiency lighting system and ventilation equipment. 
 
Be Clean measures is not considered feasible as there are no existing energy 
centres and/or heat networks in the area. As such, no carbon reduction can be 
achieved under Be Clean measures at the present time. However, it is proposed to 
design the hot water system with a district heating connection in place to allow 
future connection with a local network. 
 
Be Green: A total of 194 solar panels equivalent to 261sq.m in size would be 
installed. The proposed solar panels will achieve 22.2% carbon reduction. The 
Council's Energy Officer was consulted and no objection is raised. 
 
Overall, it is considered that the proposed sustainability measures would be 
acceptable and would comply with the policies requirements. 
  
Trees and Ecology  
 
The planning system should contribute to and enhance the natural and local 
environment by protecting and enhancing valued landscapes, geological 
conservation interests and soils, minimising impacts on biodiversity and providing 
net gains in biodiversity where possible. The NPPF addresses ecology in 
paragraph 170 and states planning decisions should contribute to and enhance the 
natural and local environment by protecting and enhancing valued landscapes, 
sites of biodiversity or geological value and soils, minimising impacts on and 
providing net gains for biodiversity, including by establishing coherent ecological 
networks that are more resilient to current and future pressures. 
 
Bromley Local Plan Policy 72 states planning permission will not be granted for 
development of land that will have an adverse effect on protected species, unless 
mitigating measures can be secured. Bromley Local Plan Policy 73 states proposal 
for new development will be required to take particular account of existing trees on 
the site and on adjoining land which in the interests of visual amenity and/or wildlife 
habitable are considered desirable to be retained. 
 
The Tree Survey indicates that a total of 2 trees would be removed (T3 - Oak and 
T5 - Turkey Oak) and 1 group of trees (G4 - Mixed Deciduous) would require 
pruning. The Council's Tree officer has raised no objection to the removal of the 
trees. However, replacement trees of sufficient quality and quantities should be 
provided within the site. It is considered that this part of the proposal would be 



 

 

acceptable and replacement trees details would be secured via a planning 
condition.  
 
A preliminary ecological appraisal is submitted which indicates that this established 
outdoor sport venue has limited habitat potential for great crested newts and other 
amphibious reptiles. No evidence has been identified within the site or from local 
data searches to suggest the presence of badgers, otters, and water voles. The 
hedgerows bounding the site should be retained to ensure the likely habitat for 
invertebrate species can be maintained. A bat survey should be carried out and 
any tree works should be taken into account the nesting season. 
 
An additional dawn and dusk emergency survey was carried out following the 
recommendation of the preliminary ecological appraisal. Bat surveys were carried 
out in August 2018 and 2019 which confirmed there were no bats recorded to have 
used the pavilion building or the adjacent trees for roosting, except commuting 
across the site. It is recommended that the level of lighting such as security 
floodlighting should be limited to reduce the level of disturbance. Should any 
protected bats and species be found on building and trees to be removed, works 
should be postponed until ecological advice is sought. All pipes over 200mm in 
diameter should be capped off at night to prevent animals entering. Additional soft 
landscaping should be sought to improve the wildlife value of the site.  It is 
considered that the recommendation is considered acceptable and would be 
secured by planning conditions.  
 
Surface water drainage strategy  
 
London Plan policy 5.13 'Sustainable Drainage' sets out that development should 
utilise sustainable urban drainage systems (SUDS) unless there are practical 
reasons for not doing so and should aim to achieve greenfield run-off rates and 
ensure that surface water run-off is managed as close to its source as possible. 
Bromley Local Plan Policy 116 supports the London Plan and requires climate 
change allowance is also applied when calculating the appropriate greenfield run-
off rate target.  
 
The site is located in an area not subject to risk of flooding and surface water 
flooding. The Council's sustainable drainage officer has raised no objection to the 
proposal. A planning condition requiring a detailed surface water drainage design 
scheme, based on sustainable drainage principles must be submitted to, and 
approved by the Local Planning before any commencement of work. 
 
Planning Obligation and Community Infrastructure Levy (CIL) 
 
The National Planning Policy Framework (NPPF) states that in dealing with 
planning applications, local planning authorities should consider whether otherwise 
unacceptable development could be made acceptable through the use of 
conditions or planning obligations.  
 
There are no planning obligations identified for this proposal. 
 



 

 

The Mayor of London has introduced a London-wide Community Infrastructure 
Levy (CIL) to help implement the London Plan, particularly policies 6.5 and 8.3. 
The Mayoral CIL formally came into effect on 1st April 2015, and it will be paid on 
commencement of most new development in Greater London that was granted 
planning permission on or after that date. The rate for London Borough of Bromley 
is £60 per square metres. 
 
Conclusion 
 
Norman Park Athletic Track has an established outdoor sports use since 1980. The 
proposal would not result in a material change in land use terms. The introduction 
of the proposed multi-sport building in the Green Belt does fall outside of the 
exceptions to inappropriate development set out in the NPPF. Planning permission 
should be normally be refused unless very special circumstances can be 
demonstrated, where other considerations exist that clearly outweigh the harm 
arising from the proposal. 
 
The proposed building would have a detrimental impact on the openness of the 
Green Belt. However, it should be noted that the proposed building would be sited 
at the same location as the existing building and is well screened by tall and 
mature trees, reducing the degree of visual harm to an extent. The existing outdoor 
athletic track and facilities would not be changed. The location of the proposed 
building is considered acceptable given the location of the existing outdoor 
facilities.  
 
There is a pressing need to secure and sustain a long term future of the existing 
outdoor athletic facilities at Norman Park Track Pavilion site. The existing lease 
and funding for the site will be expiring in 2024 and United Kingdom Athletics has 
introduced a new UKA Athletic Facility Competition Certificate in 2016 where a 
substantial amount of capital funding will be required to ensure the existing 
facilities can comply with the UK athletics rulebook. The existing pavilion is a dated 
facility and was not designed to meet modern standards and provide an inclusive 
environment for all groups of people. The applicant considers that there are no 
other feasible venue in the Borough to accommodate the proposed facilities and 
maintaining the level of facilities current provided to the local residents and 
community and fundamentally in order to support and enhance the use of the track 
the proposed facility needs to be located adjacent to it. The site is considered to be 
a more central location for the Borough. The existing club house is adjoining 
residential houses and is not considered to be a suitable location for enhanced 
sporting facilities. A feasibility report and business plan are submitted which 
indicate the proposed physio treatment rooms, replacement multi-function rooms, 
replacement café and function room are required to sustain the long term viability 
of the site and enable the club to consolidate their activities within the site.  
 
It is anticipated that the level of activities and number of visitors would be 
increased as result of this proposal. The updated transport assessment includes a 
package of mitigation measures which will be secured by condition and the 
updated energy statement has confirmed the proposal would comply with the 
minimum requirements. 
 



 

 

Overall, it is considered that the proposal would provide an enhanced sporting and 
athletics facility within an established site, serving a long established and 
successful athletics club in the Borough as well as the wider community. The 
community benefits arising from this proposal, lack of alternative feasible and 
suitable venues within the borough and the need to secure and sustain the long 
term future of the existing well used facilities would clearly outweigh the identified 
harm. Having regard to all aspects of the proposed development including the 
mitigation proposed, it is concluded that there are other considerations which, 
when taken together, would clearly outweigh the harm to the Green Belt and any 
other harm. It is considered that very special circumstances as outlined in the 
report have been demonstrated and planning permission should be granted subject 
to the suggested conditions.   
 
RECOMMENDATION: PERMISSION BE GRANTED SUBJECT TO STAGE 2 
REFERRAL TO THE MAYOR OF LONDON AND ANY DIRECTION BY THE 
SECRETARY OF STATE 
 
RECOMMENDATION: PERMISSION 
 
Subject to the following conditions: 
 
 
 1 The development hereby permitted shall begin before the expiration of 

three years from the date of this permission.  
  
 Reason: As required by Section 91 of the Town and Country Planning Act 

1990, as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004. 

 
 2 The development shall be carried out strictly in accordance with the 

approved plans and documents as listed below: 
  
 Drawing numbers:-   
 Location plan received on 21st May 2019; 
 EX002 Existing topographical site plan;  
 PL001 Location plan; 
 PL002A Rev A Proposed location and site plan;  
 PL003A Rev A Proposed ground and first floor plan;  
 PL 004A Rev A Proposed roof plan and sections;  
 PL 010A Rev A Proposed elevation plan;  
 Perspectives view location plan; 
 PL003 proposed ground floor plan; 
 HLS03864 Proposed floodlighting (Lux Value); 
 CGI images 1, 2 and 3; 
 Wireline image; and, 
 Render image. 
   
 Documents:- 
 Environmental Geotechnical Specialist Report (Prepared by RGS Ltd; 

dated13.06.2017); 
 Draft Lease Agreement; 
 Transport Assessment (prepared by Encon Associates Ltd; Dated July 

2018 and revised in Sep 2019); 



 

 

 Sustainability Assessment and Energy Statement (prepared by S I Sealy 
and Associated Ltd, dated 8th October 2019); 

 Preliminary Bat Roost Assessment and Emergence Survey (Prepared by 
Chase Ecology and Conservation Consultant; Dated 23rd January 2018 
including updated survey dated 22nd August 2019 and 5th September 
2019); 

 Preliminarily Ecological Appraisal (prepared by Chase Ecology and 
Conservation consultants; dated 23rd January 2018); 

 Planning Statement (prepared by Inspire Planning solutions; Dated 
September 2018); 

 Design and Access Statement (prepared by Zendium Design Architects; 
Dated 26th July 2018); 

 Arboricultural Report and Impact Assessment (prepared by Crown 
Consultants; Dated 1st August 2018); 

 Preliminarily Ecological Appraisal (prepared by Chase Ecology and 
Conservation consultants; dated 23rd January 2018); 

 Air Quality Assessment (prepared by Environment Assessment Services 
Ltd, dated March 2019);  

 Feasibility Study for The Norman Park Athletics Track (prepared by FMG 
Consulting; Dated June 2016);  

 Very Special Circumstances Case Document (prepared by Blackheath and 
Bromley Harriers Athletic Club); and, 

 Expression of Support Document (Gathered by the applicant - Blackheath 
and Bromley Harriet Athletic Club). 

   
 Reason: For the avoidance of doubt and to ensure that the development is 

carried out in accordance with the approved details. 
 
 3 Prior to the commencement of the development, a community use 

statement prepared in consultation with Sport England and a completed 
lease agreement prepared with the Council's Regeneration division shall 
be submitted to and approved in writing by the Local Planning Authority.  
The community statement shall describe and outline how the facilities 
would be accessible to the members of the public and include details of 
pricing policy, hours of use, management responsibilities and a 
mechanism for review.  The development shall not be used otherwise than 
in strict compliance with the approved statement and agreement.   

  
 Reason: To ensure adequate public accessibility of the sports facilities for 

the residents and location communities and compliance with London Plan 
Policy 3.16 and Bromley Local Plan Policies 20 and 21. 

 
 4 Prior to the first use of the site, an Events Management Coordination 

Framework shall be submitted to and approved by the Local Planning 
Authority in consultation with the Council's Transport, Licencing, Public 
Open Park Services. This shall detail the proposed arrangements and 
coordination of major activities with Bromley Football Club and Hayes 
Street Farm including traffic mitigation generated associated to the site, in 
particular, the management of visitors visiting the site and Norman Park 
using private vehicles when multiple events are taking place in the locality. 
An Event Management Coordination Manager shall be appointed prior to 
the opening of the building and shall manage, monitor, and review the 
Framework and its operation in cooperation with the Local Planning 
Authority and relevant stakeholders.  

   



 

 

 Reason: To protect the amenities of local residents and users and to 
effectively coordinate the multiple activities and events in the locality and 
compliance with London Plan 6.3 and 7.15, Bromley Local Plan Policies 31,  
37 and 119. 

 
 5 Prior to commencement of development, a method statement for the 

demolition and/or construction of the development hereby approved shall 
be submitted to, and approved in writing by, the Local Planning Authority. 
The demolition and construction works shall be carried out in accordance 
with the approved method statement. Details submitted in respect of the 
method statement, incorporated on a plan, shall provide for wheel cleaning 
facilities during the demolition, excavation, site preparation and 
construction stages of the development. The method statement shall also 
include details of the means of recycling materials, the provision of 
parking facilities for contractors during all stages of the development 
(excavation, site preparation and construction) and the provision of a 
means of storage and/or delivery for all plant, site huts, site facilities and 
materials. 

   
 Reasons: To safeguard the amenities of the local area during construction 

and compliances with London Plan Policies 5.13 and 7.15, Bromley Local 
Plan Polices 119, 120, 123. 

 
 6 Prior to occupation of the new facilities, a Travel Plan setting out how the 

site shall be managed and how operator will encourage the use of 
sustainable modes of transport shall be submitted to and approved by the 
Local Planning Authority.  The Plan shall be implemented in accordance 
with the approved details and timescales.  

   
 Reason: In order to safeguard residential amenity and the safety of 

pedestrians and users of vehicles and ensure compliance with Bromley 
Local Plan Polices 21 and 31.  

 
 7 Prior to the first occupation of the building, details of a minimum of 23 

cycle storage spaces in accordance with the London Cycle Design 
Standards shall be submitted and approved by the Local Planning 
Authorities. The approved details shall be installed and maintained 
thereafter.  

   
 Reason: In order to ensure adequate cycle storage facilities can be 

provided for the visitors and compliance with London Plan Policy 6.9 and 
Bromley Local Plan Policy 30.  

 
 8 Prior to the first occupation of the building, the disabled spaces shall be 

provided in accordance with the submitted details.  
   
 Reasons: In order to ensure adequate disabled parking spaces can be 

provided for the visitors and compliance with London Plan Policy 6.13 and 
Bromley Local Plan Policy 30.  

 
 9 Prior to first occupation of the building, a Servicing and Delivery plan shall 

be submitted to and approved by the Local Planning Authority. The plan 
shall be implemented in accordance with the approved details and 
timescales. 

   



 

 

 Reasons: In order to ensure and acceptable adequate access arrangement 
can be provided and maintained.  

 
10 The noise from any plant or equipment such as air handling units, air 

conditioning, lifts, mechanical ventilation etc which forms part of the 
development shall not cause the existing noise level to increase when 
measured at one metre from the façade of the nearest noise sensitive 
premises. In order to achieve this, plant should be designed/selected, or 
the noise from the plant attenuated, so that it is 10dB below the existing 
background level.  

   
 Reason: To safeguard the amenities of neighbouring properties and the 

area generally and ensure compliance with Bromley Local Plan Polices 37 
and 119. 

 
11 The use hereby approved shall operate between the hours 8am to 9pm 

Monday to Friday, 8am to 6pm Saturdays and Sundays. 
   
 Reason: To safeguard the amenities of neighbouring properties and the 

area generally and ensure compliance with Bromley Local Plan Polices 37 
and 119. 

 
12 Prior to works commencing on site, mitigation measures including 

installation of bat and bird boxes shall be submitted to and approved by 
the Local Planning Authority before the development is commenced. The 
approved measures shall be fully completed in accordance with the 
approval before the occupation of any part of the development.  

   
 Reason: To ensure that the special ecological character of the area is 

safeguarded and enhance the biodiversity and to comply with London Plan 
Policies 7.19 and Bromley Local Plan Polices 73 and 79. 

 
13 No development at the site shall begin until a surface water drainage 

scheme based on sustainable drainage principles and an assessment of 
the hydrological and hydro geological context of the development, has 
been submitted to and approved in writing by the Local Planning 
Authority. The scheme shall subsequently be implemented in accordance 
with the approved details before the development is completed. The 
scheme shall include details of how the scheme will be maintained and 
managed after completion and calculations to demonstrate the adequacy 
of the soakaways. 

   
 Reason: To prevent the increased risk of flooding, to improve and protect 

water quality, improve habitat and amenity, and ensure future maintenance 
of the surface water drainage system and comply with Bromley Local Plan 
Policies 115 and 116.  

 
14 Details of any new or additional external lighting to be installed within the 

site should be submitted and approved by the Local Planning Authority 
prior to first occupation of the site. Any external lighting that is installed 
shall accord with the details so approved. 

   
 Reason: In order to maintain the ecological value of the site and 

compliance with Bromley Local Plan Policies 37 and 72.   
 



 

 

15 Prior to commencement of any work on site, details of external facing 
materials (including samples) shall be submitted and approved by the 
Local Planning Authority in writing. The development shall be carried out 
in accordance with the approved details. 

   
 Reason: In order to ensure the design quality and external appearance of 

the building and compliance with London Policy 7.4 and Bromley Local 
Plan Policy 37. 

 
16 Prior to the first occupation of the building, a total of 194 solar panels 

(equivalent of 261sq.m in area) in accordance with the specification 
detailed in updated energy statement shall be installed, and shall 
thereafter be retained and maintained during the lifespan of the building.  

   
 Reason: In order to address climate changes and ensure adequate 

sustainability measures are provided and compliance with London Plan 
Policy 5.2 and Bromley Local Plan Policy 124. 

   
 
17 Prior to first occupation of the building, details of the measures to be 

incorporated into the development demonstrating how the principles and 
practices of the 'Secured by Design' scheme have been included shall be 
submitted to and approved in writing by the Local Planning Authority in 
consultation with the Metropolitan Police Designing Out Crime Officers. 
Once approved, the development shall be carried out in accordance with 
the agreed details. 

   
 Reason: In order to ensure a safe and secured environment can be 

provided for the future users and compliance with Bromley Local Plan 
Policy 37. 

 
18 Prior to commencement of work, details of existing and proposed slab 

levels within the site and relationship with its adjacent/relevant land shall 
be submitted and approved by the Local Planning Authority.  

   
 Reasons: in order to ensure the amenities of the area and relationship with 

is surrounding area.  
 
19 Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) (England) Order 2015 (or any Order 
amending, revoking and re-enacting this Order) the building hereby 
permitted shall only be used for purposes within Class D2 of the Schedule 
to the Town and Country Planning (Use Classes) Order 1987 and for no 
other purpose. 

  
 Reason: For the avoidance of doubt and compliance with the submitted 

details. 
 
20 Prior to commencement of development, details of replacement trees of 

sufficient quality and quantities shall be submitted to and approved by the 
Local Planning Authority in writing. The scheme as approved shall be 
carried out in the first planting season following the completion of each 
development phase. Any trees, shrubs or plants that die within a period of 
five years from the completion of each development phase, or are removed 
and/or become seriously damaged or diseased in that period, shall be 



 

 

replaced (and if necessary continue to be replaced) in the first available 
planting season with others of similar size and species, unless the Local 
Planning Authority gives prior written permission for any variation. 

   
 Reasons: To maintain the biodiversity value of the site and compliance 

with London Plan Policies 7.19 and Bromley Local Plan Polices 73 and 79. 
 
 
You are further informed that : 
 
 1 A Groundwater Risk Management Permit from Thames Water will be 

required for discharging groundwater into a public sewer. Any discharge 
made without a permit is deemed illegal and may result in prosecution 
under the provisions of the Water Industry Act 1991. We would expect the 
developer to demonstrate what measures he will undertake to minimise 
groundwater discharges into the public sewer. Permit enquiries should be 
directed to Thames Water's Risk Management Team by telephoning 
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. 
Application forms should be completed on line via 
www.thameswater.co.uk/wastewaterquality." 

 
 2 Thames Water will aim to provide customers with a minimum pressure of 

10m head (approx 1 bar) and a flow rate of 9 litres/minute at the point 
where it leaves Thames Waters pipes. The developer should take account 
of this minimum pressure in the design of the proposed development. 

 
 3 The applicant is advice to contact Mark Headley 

(Mark.A.P.Headley@met.police.uk) Designing Out Crime Officer from 
Metropolitan Polices Service prior to any formal application to discharge 
planning condition. 

 
 4 The applicant are advice to read and follow the Council's Control of 

pollution and noise from demolition and construction site - Code of 
practise  guidance before preparing any formal submission. The guidance 
is available on the Council Website and attach the link for information. 
https://www.bromley.gov.uk/info/412/pollution_control_-
_noise/564/construction_or_demolition_noise 

 

 
 


