
   
Committee Date 
 

 
01/07/2021 
 

 
Address 
 
 
 

 
40 Croydon Road 
West Wickham 
BR4 9HR 

Application 
number  

21/00091/FULL1 Officer:  Jessica Lai 

 
Ward  
 

 
Hayes and Coney Hall  

Proposal  
 

Demolition of existing warehouse and late additions to 
retail/office building (No.38 to No. 40 Croydon Road) , 
retention and alteration to front façade and internal stair 
and erection of part 3 to part 5 mixed use development 
with basement, ground floor comprising of two retail units 
(Use Class E(a)) and community unit (Use Class E(a)/F) 
and 61 residential units at upper floors. Associated car 
parking, public realm and associated works. 
 

Applicant  Agent  

Threadneedle Pensions Limited 
C/O to Agent 

Mrs Sophie Rae 
WSP 
Aldemary House 
10-15 Queen Street 
London 
EC4N 1TX 
 

Reason for  
referral to  
committee 
 

Major application outside 
delegated authority. 
 

Councillor call in 
No 

 

RECOMMENDATION 
  

PERMISSION SUBJECT TO S106 LEGAL 
AGREEMENT  
 

 

KEY DESIGNATIONS 
 
Biggin Hill Airport Safeguarding 
London City Airport safeguarding  
Smoke Control  
Coney Hall Neighbourhood Centre and Parade 
Locally Listed Building 
PTAL 2 
 
 



Vehicle parking  Existing number 
of spaces 

 

Total proposed 
spaces 

 

Difference in spaces 
(+ or -) 

Parking spaces 30 
 

42 
(37 residential, 
5 commercial) 

+12 

Wheelchair 
accessible car 
spaces  
 

N/A 3 
(2 residential, 
1 commercial) 

 

+3 
 

Cycle  N/A 
 

116 
 

+116 

 

Electric vehicle charging points  20 percent active and 80 percent 
passive charging points.  
 

 

Use   Existing  Proposed 
 

Difference  
(+ or -) 

 

Office 
 
 

862sqm 0sq.m   
 

- 862sq.m 
 

Retail  
(Class E(a)) 

1,629sq.m 310sq.m   
 

-1,319sq.m 

Community  
(Class E(a)/F) 

0sq.m 132sq.m + 132sq.m  

Dwellings 0sq.m   
 
 

4,632sq.m 
(GIA) or 61 

units 
 

+ 4, 632sq.m  
(GIA) or 61 units 

 

 

Representation  
summary  
 
 

Neighbouring consultation letters were sent on the 28th 
January 2021. A site notice was issued on the 29th 
January 2021. The application was also advertised in the 
News Shopper on the 3rd February 2021.  
 

Total number of responses  29 
 

Number of supports  3 
 

Number of objections 23 
 

Number of comments  3  
 

 
 
 



Section 106 Heads of 
Term 
  

Amount Agreed in Principle 

Energy  
 

£67,511 Yes 

Child play £24,400 Yes 

Affordable housing, 
early and late stage 
review mechanism  

£ N/A Yes 

Thames Water 
access rights to 
balancing pond 

£ N/A Yes 

Total £91,911  

 

CIL Amount 
 

Liable 

London Mayoral CIL £60/sq.m Yes 

Bromley Local CIL £100/sq.m Yes 

 
SUMMARY OF KEY REASONS FOR RECOMMENDATION 
 

 The site is not allocated for any particular use in the Bromley Local Plan. 

The site forms part of the Coney Hall Neighbourhood Centre and Shopping 

Parade. The ground floor is occupied as a retail store with an ancillary 

warehouse to the rear. The upper floors of the building have been extended 

or altered as office accommodation with a car park in the forecourt.   

 The proposal would result in the loss of office accommodation and a 

reduction of retail floor space. However, replacement retail and community 

units would be provided and active shopping frontage on the ground floor 

would be maintained. This application includes the provision of 61 

residential dwellings which would represent a significant contribution to the 

supply of housing within the Borough. As such, the principle to redevelop 

and make more efficient use of this previously developed land in Coney Hall 

Neighbourhood Centre and Shopping Parade to provide a mixed use 

development is supported.  

 A financial viability assessment has been assessed by an agreed 

independent assessor and confirms that the proposal would be unviable and 

not able to provide affordable housing. The proposal would provide 4 on-

site affordable rent units comprises of 2 x 1 bed and 2 x 2 bed. A sensitivity 

analysis is included in the submitted FVA which indicates that the viability 

would be improve should the residential value of the development be 

increased in future. In line with the London Plan, an early stage and late 

stage viability review would be secured by a s106 legal agreement. 

 The frontage of the locally listed building and significant features including 

the internal stair would be retained. The proposal is designed to respond to 

the relationship between the site and the neighbouring properties taking into 

account the siting, distance, orientations and relationship with its 



surrounding. The internal layout of the proposed residential units is well 

design with high proportion of dual aspect units and adequate living spaces  

 The proposal would provide a good range of housing sizes between two to 

six persons. A transport assessment has been provided confirming 

adequate parking space and access arrangement can be provided for the 

future users.   

 The development is considered acceptable from a sustainability, air quality 

and environmental perspective.  

 The planning issues, harm and merits arising from this proposal is assessed 

in accordance with the adopted development plan policy. 

 Having considered the benefits and harm arising from the proposal and in 

the absence of a 5-year housing land supply, it is considered that planning 

permission should be granted as the presumption in favour of sustainable 

development is applied unless there are material considerations to suggest 

otherwise. 

 Subject to the planning conditions, a s106 legal agreement and any direction 

from the Mayor of London it is considered that the benefits of the proposal 

would outweigh the impact arising from this proposal and planning 

permission should be granted.  

 

1. LOCATION  
 
1.1 The application site (No. 38 to 40 Croydon Road) measures 

approximately 3,170sq.m (0.317 hectares) in area and is located to the 
southern side of Croydon Road (A232 – Red Route).  
 

1.2 The site is adjoining to a pair of semi-detached houses and a Thames 
Water balancing pond to the west. To the east of the site is a row of three 
storey mixed use buildings on Kingsway. The rear of the site is joining to 
the rear gardens of No.2 South Walk, No.2 Church Drive and No.1 to 
No.4 Kingsway House.  
 

1.3 The site comprises of a detached single storey building located to the 
front of the Thames Water balancing pond, a part two and part three 
storey locally listed building with various late additions and extensions 
attached to the top, rear and side of the locally listed building. There are 
external plants and telecommunication equipment located at the roof 
levels of the locally listed building. There are 8 trees located to the rear 
of the detached single storey building.  
 

1.4 The locally listed building is occupied as a retail shop on the ground floor 
with a warehouse storage area to the rear. The first floor of the locally 
listed building is vacant and was last occupied by the National Autistic 
Society with a day care centre. The second floor is vacant. 
 

1.5 The first floor attached to the side of the locally listed building is occupied 
as an office. There is a disused single storey public toilet block located 
in the forecourt area. The forecourt area is a private car park ancillary to 



the existing uses, accessed via Kingsway. The existing egress to 
Croydon Road is not in used. 
 

 
Fig 1. Site location plan. 
 

1.6 The application site forms part of the shopping frontage of Croydon 
Road, Coney Hall Neighourhood Centres and Shopping Parade. The 
public transport accessbility of the site is rated at 2, on a scale between 
0 to 6b where 0 is worst and 6b is excellent. There are five bus routes 
with bus stops located within 356 metres from the site (Route no. 119, 
138, 246,  314 and 353). The nearest bus stop is located approximalty 
93 metres from the site.  
 

1.7 The site lies within Flood Zone 1, meaning the site has a low probability 
of flooding from river tidal soruces (less than 1 in 1,000 annual 
probability). The  site is subject to low to high surface water flooding risk 
as defined by the Environment Agency.  
 

1.8 The site is not located within a conservation area. The trees withinn the 
site and adjacent to the site are not subject to any tree preservation 
orders. The two-storey main building (ground and first floor) is a locally 
listed building. There are no other listed buildings in the vicinity.  
 

 2.  PROPOSAL  
 
 2.1 Full planning permission is sought for the redevelopment of the site to 

provide 61 residential units, two retail units and one community unit on 
the ground floor.  

  
 2.2 The original front elevation of the locally listed building and the original 

internal stairs would be retained. The applicant has confirmed that the 
existing telecommunication would be relocated and re-provided within 
the site. The disused public toilet in the forecourt of the site would be 
removed.  



 
2.3 The proposal would provide 61 new residential units which comprises of 

34 x 1 bed, 24 x 2 bed and 3 x 3 bed. Internal lifts would be provided and 
accessible to all floors. Four affordable rent units comprising of 2 x 1 bed 
and 2 x 2 bed would also be provided. 

 
2.4 A basement residential car park and a surface level residential and 

commercial car park would be provided. The access to the car parks 
would be via Kingsway. Vehicular access would be via Kingsway only.  

 
2.5 Thirty-seven residential parking spaces including two disabled persons 

parking spaces would be provided from the outset. Five commercial 
parking spaces would be provided near the commercial units including 
one disabled parking space. A total of 116 long stay and short stay 
commercial and residential cycle storage spaces would be provided. 

 
2.6 The internal and external living spaces are designed to comply with 

current planning policy requirements. A private residential outdoor space 
in the form of a private balcony or outdoor terrace would be provided for 
the majority of units. The retention of the existing locally listed building 
frontage means 12 residential units would not be provided with a private 
outdoor space.  

 
2.7 The proposal would be landscaped and green wall and green roofs 

would be incorporated.  
            

           
 Fig 2. CGI. 
 
3.  RELEVANT PLANNING HISTORY 
 
3.1 A non-material amendment application was granted for the installation 

of 4 steel crash barriers and removal of lifting arm barrier (ref: 

18/02922/FULL1; dated 03.09.2020). 

3.2  Full planning permission was granted for the realignment and 

reconfiguration of the existing car park to provide 31 parking spaces 



including 2 disabled spaces (ref: 18/02922/FULL1; dated on 

15.08.2020). 

3.3 Full planning permission was granted for the installation of an external 

metal fire escape ladder to flank elevation on the 01.12.2011 (ref: 

11/02936/FULL1). 

3.4 Full planning permission was refused for the telecommunications 

development for the addition of 6 pole mounted antenna, 4 equipment 

cabinets and ancillary equipment to the roof area on the 22.08.2007 (ref: 

07/02529/FULL5; Dated 22.08.2007) 

3.5 A Prior approval application was refused for the installation of 4 tripod 

mounted and 2 wall mounted antennas; equipment cabin on roof on the 

14.03.2001 (ref: 01/00528/TELCOM) 

3.6 Full planning permission was granted for the installation of security 

shutters on the 11th October 2001 (ref: 01/00408/FULL1; Dated 

11.04.2001) 

3.7  Prior approval was granted for the installation of 6 replacement 

telecommunications antennae and 4 microwave dishes (28 Days).  

(Consultation by Orange Personal Communications regarding need for 

approval of siting and appearance) (ref: 00/02154/TELCOM; Dated 

26.07.2000). 

3.8 Full planning permission was refused for the installation of the 

communications mast and poles with 3 antennae and 4 microwave 

dishes and equipment cabin on roof of building (ref: 99/00191/FULL5; 

Dated 15.04.1999). 

3.9 Prior notification for the installation of a base receiver station of roof was 

granted (ref: 97/03105/OTH; Dated 17.12.1997).  

3.10 Retrospective full planning permission was granted for the change of use 

of second floor from residential flats to office (ref: 97/00033/FUL; Dated 

19.12.97).  

3.11 Full planning permission was granted for the change of use of first floor 

from offices to autistic day care centre. 

 
4.  CONSULATION SUMMARY 
 
a)  Statutory: 
 
4.1 Transport for London (TfL) – No objection  
 

TfL is the highway authority for Croydon Road (A232) and TfL has no 
objection to the principle of the development subject to conditions 
securing a DSP, CLP and Travel Plan and the disabled persons' car and 
the cycle parking and the matters set out below being addressed.  



 
The proposal cycle storage should be reviewed to ensure full compliance 
with the London Plan Policy T5 ensuring 5 percent larger spaces are to 
be provided. Double stackers appear unsuitable for all bikes and all 
cyclists. The Council as highway authority will no doubt assess the 
access arrangements to the site for vehicles.  
 
TfL's primary concern is of vehicles blocking back onto the A232 as a 
result of drivers waiting to turn into the surface car park at the access on 
Kingsway close to the A232 junction and the proposed basement car 
park which would have in effect a new access off Kingsway very close 
to the aforementioned one. This waiting and turning would also impact 
on safe and efficient bus operations on Kingsway in particular. As well 
the improvements identified in the ATZ for walking and cycling 
consideration should be given to enhancement of bus stops to reflect 
use by the new residents and their visitors e.g. shelters at the stops 
which have not got one currently and the routes to the stops on A232 
and Kingsway.  
 
This is necessary to encourage and support sustainable transport 
especially given that the nearest rail station is well outside PTAL walking 
distance and thus many are likely to use a bus to get to from this rail 
station and those further away but with more and different services. Such 
improvements will also support the retail and community uses proposed 
as part of the development especially given no car parking is to be 
provided (which is welcomed). 
 
It is noted that the nearest car club is stated as being some 6km away. 
The Council may wish to seek a planning obligation from the developer 
towards provision of a bay and securing an operator on site or nearby. 
The Travel Plan could also include free initial membership of such a 
scheme but not if its 6km away. A minimum of 20 percent active charging 
point with the rest passive should be provided. It is encouraged that all 
the disabled persons' spaces have active provision.  
 
Officers comment: Updated drawings have been provided confirming the 
access width to the basement can accommodate inbound and outbound 
vehicles without causing undue blockage. Additional drawings 
confirming the size of bicycle storage are also received TfL have 
confirmed the additional information were received. However, no further 
comment was received since March 2021. 

 
4.2 Highways – No objection  
 

Croydon Road is part of Transport for London Road network and TfL 
should be consulted. The access to the site is via Kingsway which is a 
Borough Road.  
 
 
 



Vehicular access 
 

The proposal would utilise the existing access point from Kingsway and 
Croydon Road. The access to the basement parking is 4.8 metres at the 
entrance and narrowing to 4m wide via Kingsway which is satisfactory.  
 
Parking   
 
The existing store has approximately 30 parking spaces. The proposal 
will provide 37 residential parking spaces in the basement and surface 
level, including tow blue badge spaces from the outset and electric 
charging points. The proposed car parking ratio is 0.61 although is below 
Bromley’s standard, however. I am prepared to accept.  
 
Cycle parking  
 
The provision of cycle parking will be in line with the London Plan and is 
acceptable  
 
Waste storage 
 
The Council’s Waste services should be consulted regarding to the 
waste storage and collection details.  
 
Should planning permission be recommended the following should be 
secured by a planning condition:  
 
- Access detail to the basement car park;  
- Parking spaces;  
- Cycle parking;  
- Refuse storage; 
- Car park management plan;  
- Highway drainage; 
- Delivery and servicing plan, and, 
- Construction management plan. 

 
4.2 Drainage (lead local flood authority) – No objection 
 

The development permitted by this planning permission shall not 
commence until the detailed design of the measures in the submitted 
"Surface & Foul Water Drainage Strategy" Report with Project No. 2031-
DS-002 carried out by WSP dated December 2020 have been submitted 
to, and approved by, the Local Planning Authority.  
The design details of blue roofs and construction materials of the 
permeable paving shall be included as the proposed green and blue 
roofs would be utilised in the roof to provide attenuation for the surface 
water that falls on the roof. The discharge from the roof is to be restricted 
to 1.9 litre per second.  

 
 



 
4.3 Thames Water – No objection 
   

The balancing pond is a Thames Water operational asset and no 
objection is raised provided that the unrestricted rights to access, 
maintain and repair the balancing pond can be permanently secured by 
planning condition and a legal agreement.  
 
Waste comment 
 
No objection with regard to surface water drainage.  Prior approval from 
Thames Water Developer Services will be required for discharging to a 
public sewer. Please see the attach link for information. 
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-
and-pay-for-services/Wastewater-services  
 
As required by Building regulations part H paragraph 2.36, Thames 
Water requests that the applicant should incorporate within their 
proposal, protection to the property to prevent sewage flooding, by 
installing a positive pumped device (or equivalent reflecting 
technological advances), on the assumption that the sewerage network 
may surcharge to ground level during storm conditions. If as part of the 
basement development there is a proposal to discharge ground water to 
the public network, this would require a Groundwater Risk Management 
Permit from Thames Water. 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 will be undertaken 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 trade.effluent@thameswater.co.uk . Application forms should 
be completed on line via www.thameswater.co.uk. Please refer to the 
Wholsesale; Business customers; Groundwater discharges section. 
 
Any discharge ground water made without a permit is deemed illegal and 
may result in prosecution under the provisions of the Water Industry Act 
1991. An informative advising its permit requirements should be 
attached. There are public sewers crossing or close to your 
development. If you're planning significant work near our sewers. The 
applicant is advised to read our guide working near or diverting our 
pipes. https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-near-or-diverting-our-pipes.  

 
Thames Water would recommend that petrol / oil interceptors be fitted in 
all car parking/washing/repair facilities. Failure to enforce the effective 
use of petrol / oil interceptors could result in oil-polluted discharges 
entering local watercourses.  
 
 

 

https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
mailto:trade.effluent@thameswater.co.uk
http://www.thameswater.co.uk/
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes


 Waste water network and sewage treatment works infrastructure  
 

No objection raised. The proposed development is located within 15 
metres of a strategic sewer. Details of a piling method statement in 
consultation with Thames Water should be secured by a planning 
condition.  
 
Water Comments 
 
There are water mains crossing or close to your development and 
Thames Water do NOT permit the building over or construction within 
3m of water mains. The applicant is advised to read our guide working 
near or diverting our pipes. 
https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-near-or-diverting-our-pipes 
 
If you are planning on using mains water for construction purposes, it’s 
important you let Thames Water know before you start using it, to avoid 
potential fines for improper usage. More information and how to apply 
can be found online at thameswater.co.uk/buildingwater. 
 
No objection 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 (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. 

 
b)  Local groups: 
 
4.6 Bromley Biodiversity Partnership – No objection 
   

The integration of green/blue roofs and living walls as part of the 
proposal is welcome. There is a lack of native planting and more native 
plants should be introduced to support and enhance the biodiversity. The 
pre-application brochure circulated to the community in October 2020 
indicates that 131 metres of hedgerow were proposed which could have 
been of mixed native species but this is not present in the current 
proposal. Of the 21 trees to be planted according to the current 
proposals only 4 are native (2 x Prunus avium: wild cherry) & 2 x 
Carpinus betulus (hornbeam). None of the other plants in the scheme 
are native. 
 
Bat bricks or bat tubes is recommended in the Bat Survey Report and 
this has not been incorporated into the development and the loss of 
hedgerow from what was originally planned means that the opportunity 
to provide commuting corridors across the site for bats, which almost 
certainly forage around the pond area, has been ignored.  
 

https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes


Regarding the pond which abuts the proposed development to the south-
west, an undisturbed pond with surrounding undisturbed vegetation is 
potentially very important for wildlife including birds both throughout the 
year and in the nesting season. It is therefore important that the current 
barrier remains intact during construction and the pond and its 
surroundings are protected from dust, runoff from the development site 
and heavy machinery and there is no loss of surrounding scrub or native 
trees. 
 
Chapter 15 of the NPPF, Paragraph 170 states that planning policies 
and decisions should contribute to and enhance the natural and local 
environment and that when determining planning applications, local 
planning authorities should apply opportunities to incorporate 
biodiversity improvements in and around developments. The draft 
London Plan Policy G6 states that development proposals should 
manage impacts on biodiversity and aim to secure net biodiversity gain.  
 
The landscaping proposals represent a missed opportunity for 
biodiversity net gain due to the lack of native planting so Bromley 
Biodiversity Partnership and Orpington Field Club members therefore 
recommend that planning permission should be conditional on the 
following biodiversity enhancements:  
 

 At least a third of the trees and shrubs to be planted should be native 

species. These could include common hawthorn (Crataegus 

monogyna), hazel (Corylus avellana), guelder rose (Viburnam 

opulus), dogwood (Cornus sanguinea) and field maple (Acer 

campestre) and will support a variety of native invertebrates including 

pollinators which are food for birds and bats. 

 Some of the climbers should be native species e.g Lonicera 

periclymenum (honeysuckle) which supports caterpillars of the 

locally declining White Admiral butterfly. 

 Planting of the living wall should include some native perennial herbs 

e.g. bird’s-foot-trefoil (Lotus corniculatus)- whose foliage is the food 

of common blue butterfly and burnet moth caterpillars amongst many 

other invertebrates, while the nectar is  an important food source, red 

clover (Trifolium pratense), common knapweed (Centaurea nigra), 

and oxeye daisy (Leucanthemum vulgare) which also host a variety 

of invertebrates as well being important for pollinators.  

 the installation of bat bricks or bat tubes 

 Lighting which is sensitive to wildlife, angled away from any bat bricks 

or tubes and which does not spill over into the pond and its 

surroundings.  

 The inclusion of swift bricks due to the presence of swifts nesting in 

Chessington Way, Grosvenor Road and Wickham Chase not far as 

the swift flies. 



 
c) Adjoining Occupiers: 
 
4.7 Six (6) letters of support and comment have been received and the 

grounds are summarised as below: 
 

- The condition of the site needs improvement; 

- The existing building is an iconic building and has been neglected for 

years;  

- Adequate and the number of affordable housing should be provided 

and confirmed;  

- The proposal would provide much needed housing and would 

improve the appearance of the area;  

- Would the proposal have an impact on biodiversity. 

 
4.8 Twenty-three (23) letters of objection have been received and the 

grounds are summarised as below 
 
 Out of keeping and scale 
 

- A four storey building would be preferred; 

- Excessive number of residential units. The provision of housing is the 

only benefit can be derived from this scheme. 

 
Design 
 
- The proposed top floor does not appear to be complimentary to the 

existing building  
 

Residential amenities  

- Increase anti-social behaviour 
- Overlooking to the neighbouring properties on South Walk and 

Church Drive. 
- Overshadowing the neighbouring properties 
- Inadequate landscaping 
- Disruption during construction 
- Lack of amenity spaces provision and larger units are not provided 

with amenity spaces.  
 

Highway 

- Increase traffic to a busy junction;  
- Inadequate parking spaces; 
- Increase traffic and congestion; 
- The existing car park at Wickes is not restricted and benefits the 

shoppers in the area. 
 



Loss of retail and employment  

- The proposal would result in loss of a DIY store which is an attractive 

store in Coney Hall without replacement, contrary to BLP Policy 96. 

- The type of proposed uses on the ground floor is undertrained and is 

not clear how the community spaces would be used.  

- The proposal would result in loss of 12 – 18 full time jobs. 

Increase flood risk 

- Coney Hall is located in a valley and a proportion of the area is 

located within Flood Zone 3. The proposal would increase flood risk 

in the area.  

- Public toilet would be removed 

 
Inadequate infrastructure  
 
- Inadequate infrastructure to support the need of the development  
- Confirmation the proposal would not have an impact on the pond is 

required 
- Is there a need for retail use? The ground floor retail should be 

replaced by a doctor surgery or residential unit.  
 

Other 

- Multi-purpose indoor sport facility is needed in this area. 

5. POLICIES AND GUIDANCE  
 
5.1  National Policy Framework 2019 
 
5.2  NPPG 
 
5.3 The London Plan - March 2021  
 

 GG2 Making the best use of land 

 GG3 Creating a healthy city 

 GG4 Delivering the homes Londoners need 

 GG5 Growing a good economy 

 GG6 Increasing efficiency and resilience 

 D1 London’s form  

 D3 Optimising site capacity through the design-led approach 

 D4 Delivering good design 

 D5 Inclusive design 

 D6 Housing quality and standards 

 D7 Accessible housing  

 D10 Basement development 

 D11 Safety, securing and resilience to emergency  

 D12 Fire safety 

 D13 Agent of change 

 D14 Noise 



 H1 Increasing housing supply 

 H4 Delivery affordable housing 

 H5 Threshold approach to applications 

 H6 Affordable housing tenure 

 H7 Monitoring of affordable housing  

 H10 Housing size mix 

 S4 Play and informal recreation 

 S6 Public toilets 

 E1 Offices 

 E9 Retail, markets and hot food takeaways 

 HC1 Heritage and conservation and growth 

 G5 Urban greening 

 G6 Biodiversity and access to nature 

 G7 Trees and woodlands 

 G9 Geodiversity 

 S4 Plan and informal recreation 

 SI-1 Improving Air quality 

 SI-2 Minimising greenhouse gas emissions 

 SI-3 Energy infrastructure  

 SI-4 Managing heat risk 

 SI- 5Water infrastructure 

 SI-8 Waste capacity and net waste self-sufficiency 

 SI -13 Sustainable drainage  

 T1 Strategic approach to transport 

 T2 Healthy Streets 

 T4 Accessing and mitigating transport impacts 

 T5 Cycling 

 T6 Car parking 

 T6.1 Residential parking 

 T6.3 Retail parking 

 T6.5 Non-residential disabled persons parking 

 T7 Deliveries, servicing and construction 

 DF1 Delivery of the plan and planning obligations 

 M1 Monitoring 
 

5.4 Mayor Supplementary Guidance 
 

 Housing (March 2016); 

 Affordable Housing and Viability Supplementary Planning Guidance 
(2017); 

 Energy Assessment Guidance (2020); 

 Accessible London: Achieving an Inclusive Environment (2014); 

 The control of dust and emissions during construction and demolition 
(2014);  

 Play and Informal Recreation Supplementary Planning Guidance 
(2012);  

 Character and Context Supplementary Planning Guidance (2014). 
 



5.5 Bromley Local Plan 2019 
 

 1 Housing Supply 

 2 Affordable Housing 

 4 Housing Design 

 20 Community facilities  

 30 Parking 

 31 Relieving congestion 

 32 Road Safety 

 33 Access for all 

 34 Highway Infrastructure provision 

 39 Locally Listed Buildings 

 37 General Design of Development 

 72 Protected Species 

 73 Development and Trees 

 78 Green Corridors 

 79 Biodiversity and Access to Nature 

 86 Office Uses Outside Town Centres (and Office Clusters)  

 96 Neighbourhood Local Centres, Local Parades and Individual Shops  

 113 Waste Management in New Development 

 115 Reducing Flood Risk 

 116 Sustainable Urban Drainage Systems 

 117 Water and Wastewater Infrastructure Capacity 

 118 Contaminated Land 

 119 Noise Pollution 

 120 Air Quality 

 122 Light Pollution 

 123 Sustainable Design and Construction 

 124 Carbon reduction, decentralised energy networks and renewable 
energy 

 125 Delivery and Implementation of the Local Plan 
 
5.6 Bromley Supplementary Guidance   
 

 Planning Obligations (2010) and subsequent addendums 
 
6. ASSESSMENT  
 
The main issues to be considered in respect of this application are: 
 

 Land Use 

 Housing  

 Design and layout 

 Impact on Neighbouring Amenities  

 Transport and Highways  

 Biodiversity 

 Energy and Sustainability  



 Environmental Issues  

 Flooding and Drainage 

 Planning Obligations and CIL 

 
6.1 Land Use - Acceptable 
   

Loss of retail  
 
6.1.1  BLP Policy 96 states that the Council require the retention of class A1 

shops to support the provision of essential daily goods and services and 
ensure a range of use consistent with the local character to contribute to 
its vitality and viability of shoppers. 

 
6.1.2 The application site is occupied by a major chain retail store on the 

ground floor with a warehouse storage area to the rear. The upper floors 
of the building are office accommodation with telecommunication 
equipment at the roof level. The site forms part of the designated 
Croydon Road, Coney Hall Neighbourhood Centres and Parade 
shopping frontages.  The proposal would result in a loss of a large-scale 
retail DIY store with a total floor area that measures approximately 
1,629sq.m. However, two replacement retail units would be provided on 
the ground floor with a floor space which measures approximately 
310sq.m. A further community use would also be provided on the ground 
floor providing a more diversity shopping option. It is noted that the 
nearest alternative DIY (Wickes) store is located in Orpington. However, 
it should also be noted that there are other smaller scale DIY stores on 
West Wickham High Street (such as Travis Perkins and Under 1 roof) 
and in the area (Jewson, West Wickham). Given that there are 
alternative DIY stores in the local area and the proposal would provide 
replacement retail shops on the ground floor making more efficient use 
of the site, it is considered that the proposal would diversify the 
availability of retail shops in the area and would not be unacceptable in 
this instance.  
 
Loss of office 
 

6.1.3 BLP Policy 86 states the development of existing Class B1(a) use sites 
outside of Town Centres and office clusters for non-class B1(a) uses will 
be permitted, provided that: 
 
a. There is a demonstrated lack of demand for the existing use or any 

potential alternative use and formats under Class B1(a), including 
evidence of recent, active marketing of the site for reuse of 
redevelopment undertaken prior to submission of a planning 
application, over a minimum period of six months; and,  

b. Where the site is capable of accommodating a mixed-use scheme, 
the proposal seeks to re-provide a sufficient quantum of flexible 
designed floorspace for employment generating uses.  

 



6.1.5 The applicant has advised that part of the first floor is occupied as an 
office and the current occupant has decided to surrender their lease and 
vacate the premises in January 2022.  The first and second floor of the 
locally listed building has been vacant for three years and it was last 
occupied by the National Autism Society (NAS) as an office providing 
care to adults with autism or learning disabilities in the community. The 
2017 CQC report indicates that the premises were mainly occupied as 
an office and people requiring their care were residing at supporting 
living services in Croydon and Greenwich. The National Autism Society 
has vacated the site in excessive of 24 months. 

 
6.1.6  Extensive marketing details have been provided which indicates that the 

office accommodation has been continuously marketed by a commercial 
property agent since August 2019. A marketing board was displayed at 
the site. The property was advertised on the agent’s website, particulars 
of the property were circulated by email to potential occupiers. Property 
details were also added to the Estate Gazette property link which is 
accessible to the public and estate agents clearing house.  

 
6.1.1 Two enquiries were received for the use of the accommodation as a 

gym. However, no offers materialised due to the cost of renovation and 
lack of parking spaces. One enquiry for place of worship and car wash 
were received and no further correspondence was received after the 
viewing in February 2020. 

 
6.1.1 Whilst the proposal would result in the loss of office space, the submitted 

marketing evidence and report indicates that there is a lack of demand 
for office use due to the current condition of the existing building. 
Including parking spaces to support the alternative use. Given the 
condition of the building and the site being not well connected by public 
transport, it is considered that the loss of office space is not 
unacceptable in this instance.  

 
Loss of community facilities (public toilet block) 
 

6.1.1 London Plan Policy S6 states that large scale development (with a floor 
area more than 15,000sq.m)  that are open to the public, and large area 
of public realm, should provide and secure the future management of a 
free publicly – accessible toilet suitable for a range of users including 
disabled people and a free change places toilets. 
 

6.1.1 BLP Policy 20 states that the Council will promote the quality of life and 
the health and wellbeing of those living and working in the Borough and 
engaged with providers and agencies to ensure the provision, enhancing 
and retention of a wide range of appropriate social infrastructure. 
Planning permission will not be granted for proposals that would lead to 
the loss of community facilities, unless alternative enhanced provision is 
to be made in an equally accessible location for the community it serves, 
or it can be demonstrate that there is no longer a need for them or other 
forms of social infrastructure.  



 
6.1.1 The former public toilet in the forecourt of the site has been in private 

ownership since July 2015. Whilst the proposal would result in a loss of 
a former public toilet block, it should be noted that the proposal would 
not result in the loss of any existing public toilet use. The nearest public 
toilet is West Wickham Leisure Centre and there are 5 community toilets 
in West Wickham (Benvenuti, Cafe Nero, Sainsburys, Starbucks and 
Coney’s Café and Restaurant).  The applicant has indicated that such 
facilities could be provided in the community unit. Given that the 
proposed floor space would be below 15,000sq.m as defined in the 
London Plan and the availability of other facilities in the area, it is 
considered that the loss of a former public toilet block is acceptable in 
this instance.  

 
 Introduction of residential use   
 
6.1.4 The site is not allocated for any particular use in the BLP. The site was 

originally constructed as a car showroom with an ancillary 
restaurant/café and roof terrace. The site is surrounded by a mixture of 
commercial and other buildings which range between two to three 
storeys in height. It is considered that the proposed uses would be 
compatible with its surrounding area. The redevelopment of this 
previously developed land to provide housing and commercial uses is 
supported in principle, subject to the following assessments.   

 
6.2 Housing - Acceptable 

 
Housing Supply 

 
6.2.1 The current position in respect of Bromley’s Five-year Housing Land 

Supply (FYHLS) was agreed at Development Control Committee on 24th 
September 2020.  The current position is that the FYHLS (covering the 
period 2020/21 to 2024/25) is 2,690 units, or 3.31 years supply. This is 
acknowledged as a significant undersupply and for the purposes of 
assessing relevant planning applications means that the presumption in 
favour of sustainable development will apply.  

  
6.2.2 The NPPF (2019) sets out in paragraph 11 a presumption in favour of 

sustainable development. In terms of decision-making, the document 
states that where a development accords with an up to date local plan, 
applications should be approved without delay. Where a plan is out of 
date, permission should be granted unless the application of policies in 
the Framework that protect areas or assets of particular importance 
provides a clear reason for refusing the development proposed; or any 
adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in the 
Framework taken as a whole. 

  
6.2.3 According to paragraph 11(d) of the NPPF in the absence of a 5 year 

Housing Land Supply the Council should regard the Development Plan 



Policies for the supply of housing including Policy 1 Housing Supply of 
the Bromley Local Plan as being 'out of date'. In accordance with 
paragraph 11(d), for decision taking this means where there are no 
relevant development plan policies or the policies which are most 
important for determining the application are out-of-date, granting 
permission unless: 
 
i) the application of policies in this Framework that protect areas or 
assets of particular importance provides a clear reason for refusing the 
development proposed; or 
  
ii) any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole. 

  
6.2.4 London Plan Policy H1 sets Bromley’s housing target at 774 homes per 

annum. In order to deliver this target, boroughs are encouraged to 
optimise the potential for housing delivery on all suitable and available 
brownfield sites. This approach is consistent with Policy 1 of the Bromley 
Local Plan, particularly with regard to the types of locations where new 
housing delivery should be focused. 

 
6.2.5 Policy H2 requires Boroughs to pro-actively support well-designed new 

homes on small sites (below 0.25 hectares in size).   Policy D3 requires 
all development to make the best use of land by following a design led 
approach.   

 
6.2.6 The proposal would provide 61 new residential dwellings and would 

make a considerable contribution to the achievement of the Council’s 
housing targets. This is considered a significant benefit of the scheme.  
 
Affordable housing  

 
6.2.7 London Plan Policy H4 sets a strategic target of genuinely affordable 

homes at 50 percent across London and requires that these should be 
provided on site. London Plan Policy H5 sets the threshold approach to 
applications with an initial and minimum level of 35 percent by habitable 
room. The Mayor of London’s Affordable Housing and Viability SPG 
(2017) states that applications not meeting the 35 percent affordable 
housing and tenure threshold are considered under the Viability Test 
Route and will be subject to an early and late stage review. This 
requirement will be secured by way of a legal agreement should planning 
permission be granted. 

 
6.2.8 BLP Policy 2 seeks 35 percent of affordable housing be provided by 

habitable room with a split of 60 percent affordable rent and 40 percent 
intermediate units. London Plan Policy H6 sets the following affordable 
housing tenure threshold: 

 



1) A minimum of 30 percent low cost rented homes, as either London 
affordable rent or social rent, allocated according to the need and for 
Londoners on low incomes. 

2) A minimum of 30 percent intermediate projects which meet the 
definition of genuinely affordable housing, including London Living 
rent and London Shared ownership 

3) The remaining 40 percent to be determined by the borough as low 
cost rented homes or intermediate product based on identified need. 

 
6.2.9 The proposed residential units would all be private units and would be 

contrary to the affordable housing policy requirements without adequate 
justification. In line with the London Plan, a Financial Viability 
Assessment (FVA) is submitted and has been independently reviewed 
and assessed by an independent viability consultant appointed by the 
Council.  

 
6.2.10 The independent viability report indicates that proposal including the 

retention of the locally listed building frontages would not be viable to 
provide affordable housing and would generate a deficit. The applicant 
is committed to provide 4 on-site affordable units comprising of 2 x 1 bed 
and 2 x2 bed achieving 6.6 percent by habitable room. Given the findings 
from the independent viability report, it is therefore considered that the 
level of affordable housing provision is acceptable in this instance.  

 
6.2.11 A sensitivity analysis was carried out which indicates that the viability of 

the scheme may be improved when the sales value is increased. Based 
on this finding and in order to ensure the proposal can contribute to the 
affordable housing provision in the Borough, it is considered the 
proposed development should be subject to an early and late stage 
viability review in line with the London Plan. The viability review 
requirements would be secured in a s106 legal agreement.  

 
 Housing mix  
 
6.2.13 Pursuant to London Plan Policy H10, schemes should generally consist 

of a range of unit sizes. To determine the appropriate mix of unit sizes in 
relation to the number of bedrooms for a scheme, applications and 
decision makers should have regard to:  

 
1) robust local evidence of need where available or, where there is not 

available, the range of housing need and demand identified by the 
2017 London Strategic Housing Market Assessment.  

2) the requirement to deliver mixed and inclusive neighbourhoods 
3) the need to deliver a range of unit types sat different price points 

across London  
4) the mix of uses in the scheme 
5) the range of tenures in the scheme 
6) the nature and location of the site, with a higher proportion of one 

and two bed units generally more appropriate in location which are 



close to a town centre or station or with higher public transport access 
and connectivity.  

7) the aim to optimise housing potential on sites 
8) the ability of new development to reduce process on conversion, 

subdivision and amalgamation of existing stock. 
9) the need for additional family housing and the role of one and two 

beds units in freeing up existing family housing.  
 
6.2.14 Table 13 of the 2017 London Strategic Housing Market Assessment sets 

out the requirement for new homes across the housing tenure and 
housing size in London. There is also a higher requirement for one or 
two bed units in terms of housing size. The proposal would provide a 
mixture of 34 x 1 bed, 24 x 2 bed and 3 x 3 bed units ranging between 2 
to 6 persons occupancy. It is considered that the proposed housing mix 
focusing on 1 and 2 bed units would be consistent with the 2017 London 
Strategic Housing market Assessment and would be acceptable at this 
location.  
 
Density 
 

6.2.15 London Plan Policy D3 requires development to make the best use of 
land by following a design-led approach that optimises the capacity of 
sites, including site allocations. Optimising site capacity means ensuring 
that development is of the most appropriate form and land use for the 
site. The design-led approach requires consideration of design options 
to determine the most appropriate form of development that responds to 
a site’s context and capacity for growth, and existing and planned 
supporting infrastructure capacity as set out in Policy D2 and that which 
best delivers the requirements set out in Part D. Higher density 
developments should generally be promoted in locations that are well 
connected to jobs, services, infrastructure and amenities by public 
transport, walking and cycling. BLP Policy 4 requires housing schemes 
to respect local character, spatial standards, physical context and 
density.  
 

6.2.16 The proposal would make more efficient use of the land providing 61 
residential units with a proportionate residential density of 522 habitable 
rooms per hectare (152 habitable rooms; site area 0.317 hectares x 
91.8%). The quantum of the proposal is considered acceptable at this 
location. The design, layout and standard of accommodation proposed 
is outlined in the following section of this report. 

 
Standard of accommodation - Internal floor area 
 

6.2.17 The NPPF para 127 sets an expectation that new development will be 
designed to create places that amongst other things have a ‘high 
standard’ of amenity for existing and future users. 
 

6.2.18 In March 2015, the Government published 'Technical housing standards 
- nationally described space standard.' This document sets out 



requirements for the gross internal (floor) area of new dwellings at a 
defined level of occupancy as well as floor areas and dimensions for key 
parts of the home, notably bedrooms, storage and floor to ceiling height. 
This is supported by the Mayor's 'Housing' SPG 2016 to reflect the 
national guidance and BLP Policies 4 and Policy 37. 

 
6.2.19 All of the proposed units would meet or exceed the National Housing 

Standards minimum internal space standards and adequate internal 
living space would be provided. The ranges of the proposed internal floor 
areas would be as follows. 

 

 Policy 
requirements 

Proposed internal floor 
area 

1 bed/2 person 50sq.m 51.1sq.m to 69.13sq.m 
 
 

2 bed/3 person 61sq.m 65.35sq.m to 76.61sq.m 
 
 

2 bed 4 person 70sq.m 70sq.m to 85sq.m 
 
 

3 bed 6 person 95sq.m 97.sq.m to 114. 29sq.m  
 

 Table 1. Proposed internal living space and requirement  
 

Wheelchair unit and inclusive living environment 
 

6.2.20 Many households in London require accessible or adapted housing to 
lead dignified and independent lives. London Plan Policy D7 requires at 
least 10 percent of proposed new dwellings to meet Building Regulation 
requirement M4(3) Wheelchair users dwelling standard. The remaining 
dwellings should meet Building Regulation M4(2) accessible and 
adaptable dwellings.  
 

6.2.21 Paragraph 2.3.10 under Standard 11 of the London Housing SPD states 
that LPAs should seek to ensure that dwellings accessed above or below 
the entrance storey in buildings of four storeys or less have step-free 
access. 
 

6.2.22 In line with the policy requirement, a minimum of six wheelchair units 
would be required. The proposal indicates that 2 x 2 bed and 4 x 1 bed 
wheelchair user units would be provided. These units would be located 
on the ground floor in the Block B. Each of the buildings would be 
provided with two internal lifts and accessible to all floors. Two residential 
disabled persons spaces would also be provided from the outset and 
four further would be provided should demand arises, it is considered 
that the proposal would achieve an inclusive living environment and 
would comply with the policies above.  

 



 
 
 

Private outdoor space 
 

6.2.23 Standard 26 and 27 of the London Housing SPD requires a minimum of 
5sq.m private outdoor space to be provided for a 1 to 2 person dwelling 
and an extra 1sq.m to be provided for each additional occupant. The 
minimum depth and width of all balconies and other private extension 
spaces should be 1,500mm. 

 
6.2.24 Paragraph 2.3.31 of the Housing SPD states "Private open space is 

highly valued and should be provided for all new housing development. 
Minimum private open space standards have been established in the 
same way as the internal space standards, by considering the spaces 
required for furniture, access and activities in relation to the number of 
occupants". 

 
6.2.25 The proposed residential units are designed to optimise the layout of the 

site and aim to deliver a good quality private outdoor space where 
possible. The frontage of the existing locally listed building is considered 
to be of good architectural value and this element would be retained as 
part of this proposal. It is noted that the first floor and second floor of the 
residential units facing Croydon Road within the retained façade would 
not be provided with a private outdoor space, it should be noted that the 
introduction of a balcony to the original façade of the locally listed 
building is not considered appropriate and would not be in keeping with 
its original design. Given that the number of these units would be limited 
and the heritage constraints of the building, it is considered that the 
absence of private out door space for the limited number of units is 
justified in this instance.  

 
The proposed residential units on the top floor would be provided with a 
private outdoor terrace. The proposed rear block (Block B) would be 
provided with a private outdoor terrace or private balconies and would 
meet the national outdoor private space requirements. The overall 
proposed internal and external living spaces are considered to be well 
designed and would provide a good quality living environment for the 
future occupiers.  

 
Child play  
 

6.2.27 London Plan Policy S4 states that development proposals that are likely 
to be used by children and young people should: 

 
1) increase opportunities for play and informal recreation and enable 
children and young people to be independently mobile; 
 



2) for residential development, incorporate good-quality, accessible play 
provision for all ages. At least 10 square metres of play space should be 
provided per child.  
 

6.2.28 The London Mayor’s Shape Neighbourhoods: Play and Informal 
Recreation SPG (2012) suggests that there should be a clear 
requirement for all new residential developments generating more than 
10 children to provide suitable play space as part of a new development. 
Developments with an estimated child occupancy of less than 10 
children should be required to make an appropriate financial contribution 
to off-site play provision in line with the Play and Informal recreation 
SPG. 
 

6.2.29 Based on the proposed housing mix and tenure, the estimated child yield 
of this proposal would be 11.2. Whilst child play space could be allocated 
within the site to meet some of the quantitative requirements for child 
play area, it should be noted the spaces are relatively limited and unlikely 
to provide a high quality outdoor play area. In line with the GLA Play and 
Informal Recreation SPG, it is considered that a planning obligation for 
the provision and maintenance of outdoor parks within Hayes and Coney 
Hall ward £24,400 would be secured via a s106 agreement. 

 
 Dual Aspect  

 
6.2.30  Natural light is vital for a sense of wellbeing in the home and this may 

be restricted in densely developed parts of the city. Dual aspect 
development should be encouraged and single aspect north facing 
family units should be minimised in line with Standard 29 of the London 
Housing SPD.  

 
6.2.31 The proposed internal layout is designed to maximise dual aspect 

opportunities. A total of 46 units (equating to 75 percent) of the proposed 
units would be dual aspect. The proposed 2 bed and 3 bed units would 
all be dual aspect and there is no north facing single aspect units. It is 
considered that the internal layout of the proposal is well designed and 
would provide a good quality living environment for the future occupiers.  

 
Secured by Design 

 
6.2.32 London Plan Policy D3 states design out crime measures should be  

integral to development proposals and be considered early in the design 
process. Development should reduce opportunities for anti-social 
behaviour, criminal activities, and terrorism, and contribute to a sense of 
safety without being overbearing or intimidating. Developments should 
ensure good natural surveillance, clear sight lines, appropriate lighting, 
logical and well-used routes and a lack of potential hiding places. This 
approach is supported by BLP Policy 37 (General Design). 
 

6.2.33The proposed layout is designed to ensure the proposal can achieve 
design out crime accreditation. The design out crime officer was 



consulted, and no objection was raised in respect to the proposed layout, 
subject to a planning condition requiring that the proposed development 
would achieve Design Out Crime accreditation. As such, it is considered 
that the siting and layout of the proposal would be acceptable and would 
comply with the policy.  

  
 Fire Safety 
 
6.2.34 London Plan Policy D12 states in the interest of fire safety and to ensure 

the safety of all building users, all development proposals must achieve 
the highest standard of fire safety and a fire statement detailing how the 
development proposal will function is required.  

 
6.2.35 The London Fire Brigade was consulted, and no objection is raised. The 

applicant is advised that the details in relation to the access for fire 
appliances as required by Part B5 of the current Building Regulations 
Approved Document B and adequate water supplies for firefighting 
purposes should be provided and these details will be secured by a 
planning condition.  
 

6.3 Design – acceptable  
 
Impact on the locally listed building  
 

6.3.1 BLP Policy 39 states buildings on the local list are considered to be non-
designated heritage assets. Proposal to alter, extend or for the change 
of use of a locally listed building will be permitted provided that it is 
sympathetic to the character, appearance, and special local interest of 
the building and its respect its setting. 

 
6.3.2 The application building was originally designed as a car showroom in 

1935 and was designed by English architects Leslie H. Kemp and 
Frederick E. Tasker. The architects are best known for their cinema and 
there are only 3 notable buildings that remain in the Borough (60 High 
Street in Bromley, 77 Addington Road in West Wickham and 38-40 
Croydon Road). The building was listed between June 1975 and 
December 1982 in recognition of its historic and architectural merits.  
The listing description states: - 

 
Large modernist motor garage building on corner of Croydon Road and 
Kingsway.  Two storeys under a flat roof; red brick walls.  A streamlined 
aesthetic is achieved by a linear built form with a curved corner to the 
left end and a curved forward return to right end.  G/f was originally 
mostly open for motor vehicles with entrance doors to first floor 
accommodation on return at right end of façade.  G/f is presently infilled 
with mid-late 20th C aluminium glazing with a projecting entrance canopy, 
both of no interest.  Deep painted concrete fascia with projecting base 
and cornice between g/f and f/f adds to the streamlined effect.  First floor 
dominated by linear windows gracefully following the curved walls and 
separated by simple brick piers.  Windows have slender metal frames 



with two horizontal glazing bars creating three panes, flush brick cills and 
a projecting concrete drip mould over.  The flat roof is concealed by a 
brick parapet with concrete coping.  Later additions of no interest.  
Interior has very impressive Art Deco stairwell in terrazzo with a light 
fitting in the shape of a motor tyre.  This led to the first floor restaurant 
which had a roof garden.  Rest of interior not inspected  

 
To designs of Leslie Kemp & Tasker Architects, London.  Bec. UDC Ref. 
6921(1934). Called ‘Kent’s Finest motor garage’ in a Morell’s of Bromley 
Brochure of 1936.  Original drawings show a f/f café with an orchestra 
stage and roof garden.  The building retains much of its original external 
form and is worthy of inclusion on the local list.   

 
6.3.3 Since the building was occupied as a DIY store in 1977, a number of 

unsympathetic late additions and extensions were constructed attached 
to the locally listed building with office accommodation and warehousing 
to the rear of the original building. At present there are is a number of 
unattractive telecommunication equipment installed at the roof level.  

 
6.3.4 The locally listed building is considered as a landmark building in the 

area and is one of the few original Art Deco buildings remaining in the 
Borough. An accompanied site visit with the Council’s Conservation 
Officer was carried out. The upper floors of the locally listed building 
have been altered as a modern office with kitchen, toilets, and utilities 
facilities. There is no roof garden, except external plants, 
telecommunication equipment and railing guards.  

 
6.3.5 It is noted that the condition of the office and building does not appear 

well maintained. However, the front elevation of the original building and 
the features of the locally listed building remain intact. The internal 
original Art Deco Stairwell also remain intact. As part of the current 
proposal, the frontage of the original locally listed building and internal 
stairwell would be retained.  

 
6.3.6 The Council’s conservation officer has raised no objection to the 

proposed development and the proposed works associated to the 
frontages of the locally listed building. The heritage issues which 
surround this proposal have been discussed widely and over a number 
of months and this current scheme reflects those discussions.  

 
6.3.7 Structural demolition and construction arrangement, measures and 

suggested construction sequence have been provided to demonstrate 
the existing frontage of the locally listed building can be retained. The 
existing render banding would be repaired and maintained.  Subject to 
the structural construction details and the works being supervised by a 
qualified structural engineer, it is considered that the proposal is 
designed to reflect and integrate with the architectural merits of the 
locally listed building. The proposal also demonstrates that the 
significant Art Deco features contributing to the locally listed status of the 
host building can be retained with improvement. Whilst the introduction 



of additional floors to the original building would appear to be bulkier than 
the existing, it should be noted that the proposal would represent an 
improvement in terms of the overall appearance when compared with 
the existing condition of the building. As such, it is considered that the 
heritage merits of the proposal would outweigh the limited harm arising 
from this proposal in this instance.  

 

                
 Fig 3.  Structural details of the locally listed bundling frontage  
 
 Siting, layout, height, scale and massing  
 
6.3.3 London Plan Policy D3.D.1 states development proposals should 

enhance local context by delivering buildings and spaces that positively 
respond to local distinctiveness through their layout orientation, scale, 
appearance, and shape, with due regard to existing and emerging street 
hierarchy, building types forms and proportions. BLP Policy 37 states all 
development proposals will be expected to be of a high standard of 
design and layout. Criteria (a) to (b) states that developments will be 
expected to be imaginative and attractive to look at, of good architecture 
quality and should complement the scale, proportion, form layout and 
materials of adjacent buildings and the area; positively contribute to the 
existing street scene and/or landscape and respect important views, 
heritage assets, skylines, landmarks or landscape features. 

 
6.3.4 The proposal would comprise of 2 buildings, Block A and Block B. Block 

A would be facing Croydon Road and the front building line of the 
proposed building would be broadly identical to the existing locally listed 
building. An active frontage would be maintained on the ground floor. 
The forecourt area would be landscaped and laid out to provide off-street 
parking spaces. The siting of the proposed building is designed to 



respond to established building line and optimise development potential 
of the site providing a high proportion of dual aspect units. The spaces 
and layout of the proposal is well defined in terms of private, public and 
defensible spaces within the development. A basement residential car 
park would be provided and accessible to Block A and Block B. 

 
6.3.5 The site is surrounded by a mixture of domestic and mixed use buildings, 

ranging between two storeys to three storeys in height. The existing 
locally listed building measures approximately 8.7 metres to the two 
storey elevation and 11 metres to the three storey element. 

 
6.3.6 Block A would measure approximately 12.5 metres to the three storey 

element, of a height compatible to Kingsway. The proposed four storey 
element would measure approximately 15.8 metres in height. The floor 
plate of the proposed top floor would be recessed when compared with 
the lower floors of the building.  
 

6.3.7 Block B would be part 4 and part 5 storey in height and situated to the 
rear of Block A.  Block B measures approximately 16.3 metres in height. 
The floor plate of the proposed top floor would also be recessed when 
compared with the lower floors of the building.   
 

6.33.8 Whilst the scale and massing of the proposed building would be 
increased when compared with the existing buildings, the step height 
design approach is considered acceptable and would reflect the building 
height of the adjoining properties. The height of the proposed buildings 
is considered to be compatible with the mixed use buildings within the 
Coney Hall Neighbourhood Centre and Shopping Frontage. It is 
considered that the height, scale and massing of the proposal would be 
acceptable. 

 

             
 Fig 4. Propsoed front elevation – Design and Access Statement 
 

Design and appearance 
 
6.3.5 The Art Deco features of the locally listed building would be retained and 

would form part of the integral design for Block A. The architectural 
language and style of Block B is contemporary with an emphasis of 
verticality. The windows of the proposed building are arranged to define 



the building’s character and assist in breaking down its scale and 
massing. The roof profile of the proposed buildings is designed with a 
flat roof and sedum roof would be introduced on both buildings.  

 

          
Fig 5. Block B North Elevation – Design and access statement  
 
Material palette  

 
6.3.6 The proposed external materials of the front building (building A) would 

be constructed in red colour brick to match the retained original frontage. 
The existing white colour horizontal banding and cornice detail would be 
retained and repaired to match its original design. The proposed 
shopfront would comprise of clear glazing and would be surrounded by 
white brick and white frames. The external finishes of the top floor would 
comprise of back-pained glazing and glazing windows. 

 
6.3.7 The external finishes of Block B located to the rear of Block A would 

match the proposed front building (Block A), except a green wall would 
be introduced on the north elevation of Block B. Overall, it is considered 
that the proposed external finishes would be acceptable subject to the 
external materials being conditioned to confirm at a later date its final 
appearance prior to its construction. 

 
6.3.7 The applicant has advised that the existing telecommulcations would be 

relocated and/or reprovided within the site. It is considered that any 
replacement telecommuication equipment should be designed and 
positioned to complement the design and apperance of the proposed 
building and positioned at a less prominent location. Subject to the 
details, it is considered that this part of the developpment would be 
acceptable.  

 
6.4 Impact on neighbouring amenities – Acceptable  

 



6.4.1 The proposal is not considered to be a tall building as defined in the 
London Plan. The nearest and adjoining residential properties that would 
be affected by the proposal are No. 28 Croydon Road to the west, No. 4 
to 6 Kingsway to the east, No. 1a to 3 South Walk to the west and south, 
No. 1-4 Kingsway House and No.2 and Church Drive.  

 
- No. 28 Croydon Road.  
 
This is a two-storey semi-detached house with a side and rear extension. 
The VSC, NSL and overshadowing results indicate that the habitable 
room windows would not result in significant reduction in sunlight and 
day light and would fully comply with the BRE target values. 
 
Whilst there are side windows these would be facing the flank wall of the 
neighbouring property, it should be noted that the flank wall of the 
proposed building would be posited approximately 8 metres from its side 
boundary. Due to this distance and its side to side relationship, it is 
considered that the proposal would not have a significant impact in terms 
or overlooking, loss of privacy or unacceptable sense of enclosure.  
 
- No. 4 to 6 Kingsway  
 
No, 4 to 6 Kingsway are three-storey terrace mixed use buildings with a 
residential flat located above a ground floor commercial unit.  
 
The VSC results indicate that of the 10 windows considered for 
assessment, 8 (80%) will fully comply with the BRE target values. A 
ground floor rear window located to the rear of the commercial unit and 
the first floor window would marginally fall below the suggested BRE 
benchmark. The ground floor window will maintain a VSC of 23.60% in 
the post-development condition and is within 3% of fully complying. The 
first-floor window will only experience a marginal reduction in light and 
the analysis indicates that the property will be left with acceptable levels 
of light. The NSL results indicate that of 8 rooms considered for 
assessment, 7 (87.5%) will fully comply with the BRE target values. 
Overall, it is considered that a good level of sunlight and daylight can be 
maintained for the neighbouring properties.  

             
 There are no flank windows in the block which would be facing the 

neigbouring properties. It is considered that the proposal would not have 
a significant impact in terms or overlooking, loss of privacy and 
unacceptable sense of enclosure.  

 
No. 1a to 5 South Walk  

  
 No.1a is a single storey house located to the west of the site. The VSC 

results indicate that all 7 windows considered for assessment will fully 
comply with the BRE target values. The NSL results indicate that all 3 
rooms considered for assessment will fully comply with the BRE target 
values. 



 
No. 3 to No.5 South Walk is a pair of semi-detached houses situated to 
the south-west of the development site. The VSC results indicate that all 
14 windows considered for assessment will fully comply with the BRE 
target values. The NSL results indicate that all 11 rooms considered for  
assessment will fully comply with the BRE target values. 
 
The rear of No 1a to 5 South Walk are adjoining a balancing pond. The 
rear wall of No. 3 is located approximately 42 metres from the application 
site.  
 
Overall, it is considered that the proposal would not have an adverse 
impact on the neighbouring amenities in terms of sunlight, daylight, loss 
of privacy, outlook and sense of enclosure.  
 
No. 1-4 Kingsway House and No.2 and Church Drive.  
 
No. 1-4 Kingsway House are maisonette flats and No.2 Church Drive are 
located to the south-east of the site. The back to back/side distance 
between the buildings measures approximately 50 metres. Due to this 
distance and orientation, it is considered that the proposal would not 
have an adverse impact on sunlight, daylight and overshadowing to the 
gardens.  

 
 The rear of Block B would be visible from the rear of these properties. 

However, the proposed building would be sited approximate 50 metres 
away from the rear of the neighbouring properties. Due to this distance, 
is considered that the impact on privacy, outlook and sense of enclosure 
would be moderate.  

 
6.5 Transport and Highways - Acceptable 
 

Access   
 
6.5.1 BLP Policy 32 states the Council will consider the potential impact of any 

development on road safety and will ensue that it is not significantly 
adversely affected.  

 
6.5.2 The site is located to the south of Croydon Road (A232). The existing 

vehicular access to the site is via Kingsway, and an egress only onto 
Croydon Road. Adjacent to number 4 Kingsway, there is a disused 
vehicular access to the site. 

 
6.5.3  The vehicular access to the surface level car park and the basement car 

park would be both via Kingsway utilising the existing arrangements. The 
existing vehicular access to the forecourt car park would be incorporated 
to provide vehicular access to the proposed surface level car park. The 
existing disused vehicular access would be utilised to provide vehicular 
access to the proposed basement car park. There is no vehicular access 



proposed connecting the surface level car park to Croydon Road via the 
existing egress.  

 
6.5.4 Transport for London has initially commented that vehicles waiting to 

turn into the car park could result in vehicles blocking back onto the 
A232. A Road Safety Audit and tracking plan should be provided to 
confirm its visibility.  

 
6.5.4 Tracking plans and a draft Road Safety Audit carried out in consultation 

with Transport for London has been submitted which confirms the 
access width to the basement car park can accommodate inbound cars 
which can wait for an outbound car to vacate the ramp without blocking 
either the footway or the carriageway. The additional documents have 
been provided to TfL in March 2021 and no further comments were 
received. The Council highway officers have reviewed the information 
submitted to date and considered the proposed access arrangement to 
the surface level and basement car park is acceptable and no objection 
is raised.  

               

 
 Fig 6. Access to basement car park  
 
6.5.1 Subject to the gradient detail of the ramp leading to the car park and a 

Road Safety Audit, it is considered that the access arrangement would 
be acceptable.  

 
 Parking standard – residential  
 
6.5.1 Table 10.3 of the London Plan sets out maximum residential parking 

standards. For outer London with a PTAL rating of 3, a maximum of 0.75 
spaces should be provided for each 1 bed or 2 bed unit. A maximum of 
1 space for 3 bed unit. The maximum requirement is 46 spaces.  

 



6.5.2 The proposed development would provide 37 residential parking spaces 
with an average parking ratio of 0.61 spaces per dwelling., It should be 
noted that the proposed housing mix would comprise of a high portion of 
1 and 2 bed units. The site is located within Croydon Road 
neighbourhood shopping frontages and is accessible by public transport. 
There are two bus stops on Kingsway and two further bus stops located 
on Croydon Road around a 3 to 5 minute walk from the site. There are 
5 bus routes (Route 128, 246, 119, 314 and 353) servicing the area 
including the bus stops on Addington Road/Glebe Way.  

 
6.5.3 A parking beat survey was carried out in September 2020 which 

indicates that there is a good level of spare parking availability along 
roads in the vicinity of the site. Along Croydon Road and Kingsway, the 
two roads onto which the site fronts, the parking occupancy along 
unrestricted sections and within approximately 200m of the site did not 
exceed 68 percent capacity with space for at least a further 27 cars to 
park along these two sections of road. 

 
6.5.3 The Council’s highway division have reviewed the information provided 

and considered that an average of parking ratio of 0.61 space per 
dwelling would not be unacceptable, subject to a car parking 
management plan to be secured by a planning condition. The car park 
management plan should be provided to ensure the spaces would be 
provided for the future residents residing at the premises only and priority 
should be given to the larger housing sizes. 

 
6.5.6 London Plan Policy T6.1.G states that residential disabled persons 

parking should be provided at grade. A minimum of 2 percent disabled 
parking spaces should be provided from the outset and the proposal 
should demonstrate how the proposal could provide the remaining 4 
percent disabled parking spaces as part of the parking design and 
management plan, should demand arise.  

 
6.5.7 Two blue badge residential parking spaces would be provided from the 

outset with active electric charging points. In line with the London Plan 
policy requirement, the passive provision for an additional four blue 
badge spaces would be provided should there be a demand arising in 
future and this would be monitored through the Travel Plan. 

 
6.5.6 London Plan Policy T6.1 states all residential car parking spaces must 

provide infrastructure for electric or ultra-low emission vehicles. At least 
20 percent of spaces should have active charging facilities with passive 
provision for all remaining spaces. A minimum of 20 percent (8 spaces) 
residential active electric charging points would be required, and the 
remaining spaces would be passive. These provisions would be secured 
by a planning condition.  

  
 Parking standard – commercial  
 



6.5.7  There is no commercial parking standard in BLP. Table 10.5 under 
London Plan Policy T6.3 states that a maximum parking standards 
should be applied to new retail development, unless alternative 
standards have been implemented in a Development Plan. To make the 
most efficient use of land, the starting point for assessing the need for 
parking provision at all new retail development should be the use of 
existing public provision, such as town centre parking. Disabled persons 
parking should be provided as set out in London Plan Policy T6.5 which 
states that 6 percent of the commercial parking spaces should be 
disabled parking spaces. Based on the proposed retail floor space, a 
maximum of 6 commercial parking spaces and a minimum of 1 disabled 
commercial parking space should be provided.  

 
 The proposal would provide five off-street non-residential parking 

spaces including one disabled parking space in the surface level car 
park. The disabled persons parking bay would be installed with an active 
electric vehicle charging facilities and in accordance with the design 
guidance. As such, it is considered that the proposal would comply with 
the London Plan.   

  
Cycle parking  
 

6.5.7 London plan Policy T5 states proposals should help remove barriers to 
cycling and create a healthy environment in which people choose to 
cycle.  Appropriate levels of cycle parking should be secured and 
designed in line with the London Cycling design standards. Table 10.2 
of the London Plan sets the minimum long stay and short stay cycle 
storage requirement for residential and commercial development.   

 
6.5.8 For residential development, a minimum of 105 long stay and 3 short 

stay spaces would be provided. Dedicated and secured storey spaces 
would be provided and would comply with the policy requirement. 

 
6.5.9 For non-residential development, a minimum of 2 long stay and 6 short 

stay cycle parking spaces would be provided. The spaces would be 
located at the surface level car park. 

 
6.5.10 A total of 116 cycle would be provided. Details of cycle storey 

arrangement and spaces have been provided. It is considered that the 
proposal would comply with the minimum requirement as set out in the 
London Plan.   

  
 Waste storage  
 
6.5.17 BLP Policy 113 states major development proposals will be required to 

implement site waste management plans to reduce waste on site and 
manage remaining waste sustainability. New development will be 
required to include adequate space to support recycling and efficient 
waste collection. 

 



6.5.18 For residential element, a minimum of 10 x 1100 litre non-recycle bins, 
10 x 240 litre bottles and 10 x 240 litre of paper bins would be required. 
The proposal indicates that dedicated residential storage area capable 
to accommodate the minimum requires would be provided on the ground 
floor and would comply with the policy requirement. A dedicated waste 
vehicle space and waste vehicle collection point would be provided in 
the car park and swept path analysis have been provided confirming 
waste collection vehicle can leave the site in a forward gear.   

 
6.5.19 For commercial waste, it is noted that commercial waste would be 

privately collected. It is considered that a waste strategy including the 
commercial waste collection arrangements should be secured by a 
planning condition.  

 
6.5.20 The Council’s waste services has raised no objection to the proposal 

and recommend the residential waste storage be provided prior to any 
occupation including the details of commercial waste collection 
arrangement. Therefore, it is considered that the proposal would be 
acceptable.  

 
Serving and delivery  

 
6.5.21 There is a 15 metres long loading bay situated on Kingsway adjacent to 

the proposed development. Loading is permitted for up to 20 minutes 
between the hours of 10AM – 4PM.  The Council’s highway division have 
raised not objection to this arrangement.  

 
 
6.6 Tree 
 
6.6.1 Trees play an important role within the urban environment. London Plan 

Policy G7 states development proposal should ensure that wherever 
possible, existing trees of value are retained. BLP Policy 73 states new 
development will be required to take particular account of existing trees 
on the site and on adjoining land, which in the interest of visual amenity 
and/or wildlife habitat.  
 

6.6.2 An Arboricultural Impact Assessment is submitted which evaluates the 
condition of fourteen individual or group of trees and hedges. There are 
no trees within the site which are protected under a tree preservation 
order. The assessment indicates that there are 8 trees (T1 to T8) would 
be removed from the site. The conditions and species of these trees are 
follows: 

  
- T1 Ash (Category C – Low quality); 
- T2 Ash (Category C – Low quality); 
- T3 Ash (Category C – Low quality); 
- T4 Ash (Category C – Low quality); 
- T5 Ash (Category C – Low quality); 
- T6 Ash (Category C – Low quality); 



- T7 Sycamore (Category C – Low quality); 
- T8 Sycamore (Category C – Low quality). 
 

6.6.3 A landscaping plan is submitted which indicates that the site would be 
landscaped with new trees and planting to compensate the loss of trees. 
It should be noted that the replacement planting would be located along 
the front of the boundary providing more visible amenity values. New 
planting would also be introduced to the front of the locally sited building 
and along the rear boundary of the site.  
 

6.6.4 The Council’s tree officers have advised that there is no tree protected 
under tree preservation order and no objection is raised in respect of the 
proposed tree works.  An Arboricultural Report has been submitted in 
support of the scheme and addresses the key tree constraints. 
Precautionary measures set out within the report will reduce the impact 
on retained trees and a condition requiring development to be 
implemented in accordance with the submitted report including full 
details of tree protection works for the retained trees, replacement 
planting and landscaping details should be secured by planning 
conditions. 

 
6.7 Biodiversity - Acceptable 
 
6.7.1 BLP Policy 72 states planning permission will not be granted for 

development that will have an adverse effect on protected species, 
unless mitigation measures can be secured to facilitate survival, reduce 
disturbance, or provide alternative habitats. London Plan Policy G6 
states that development proposals should manage impacts on 
biodiversity and aim to secured net biodiversity gain.   

 
6.7.2 A preliminary ecological appraisal is submitted which considers any 

likely impact of the scheme upon protective species including bats. 
  
 Bats 
 

The desk study shows there was no record of bats or their roosts were 
returned from within the site. The closes record of bat is located 
approximately 1km to the north west of the site. The site has no suitable 
habitat to support foraging or community bats. In line with the 
recommendation of the preliminary ecological appraisal an emergence 
survey was carried out on the 1st September 2020. There were no bats 
recorded entering or leaving the buildings at dawn or dusk. As such, it is 
considered that the proposal would not have an adverse impact on bats. 

 
 Birds 
 
6.7.3 The desk study shows long-tailed duck Clangula hyemalis, red kite 

Milvus milvus, firecrest Regulus ignicapilla and fieldfare Turdus pilaris 
are recorded in the area. These species are listed in the Schedule 1 of 
the Wildlife and Country side Act 1981. 



 
In line with the recommendation of the preliminary ecological appraisal, 
any tree removal should be conducted outside of breeding bird season 
(March to August) and works be supervised by a suitably experience 
ecologist is required. 
 

 Amphibians and Great Crested newt 
 

Desk records indicates that there is no record of great crested newt 
Triturus cristatus within the last 10 years. Records of common frog (Rana 
temporaia) and common toad (Bufo bufo) were returned within 2km of 
the site.  There is a small pile of fallen leaves lying on top of 
hardstanding, is present on the south west site boundary, between 
Building 2 and the Thames Water Balancing Pond fence. However, it is 
temporary/shallow and would not offer suitable conditions for great 
crested newt to uses as a shelter. 

 
The Thames Water Balancing Pond is isolated from other water bodies. 
All suitable newt habitat is situated around the pond itself or in residential 
gardens south of the pond. The Site forms the north boundary to the 
pond and is unsuitable for great crested newts. Land further north of the 
Site comprises hardstanding and the A232 (a dual-carriageway, heavily 
trafficked road) which are unsuitable for great crested newts and are 
likely to form barriers to newt movement. In line with the 
recommendation of the preliminary ecological appraisal, a pre-
commencement DNA survey to test the Thames Water Balancing Pond 
for the presence of Great crested newts DNA should be carried out 
between April and mid-July to confirm any presence of Great crested 
newts and mitigation measures may be required. If no Great crested 
newts are present, no avoidance measures will be required.  

  
 Biodiversity enhancements and urban greening 
 
6.7.4 London Plan Policy G5 states major development should contribute to 

the greening of London including urban greening as a fundamental 
element of site and building design, and by incorporating measures such 
as high-quality landscaping, green roofs, green wall and naturel- based 
sustainable drainage. The London plan recommends a target score of 
0.4 for developments that are predominantly residential, and a target 
score of 0.36 for predominately commercial development (excluding B2 
and B8 uses). London Plan Policy G6 states development should 
manage impacts on biodiversity and aim to secure net biodiversity gain. 

 
6.7.5 An urban green calculation is submitted which indicates that the proposal 

would achieve a 0.36 score. The proposal would incorporate green roofs, 
new trees and planting, green wall on the proposed rear block and 
permeable paving within the site. As part of the biodiversity 
enhancements, officers considered that a mixture of bat boxes, bird 
boxes and swift nest bricks should also be installed. Subject to the 



details being secured by planning conditions, it is considered that the 
proposed greening measures would be acceptable. 

          
 
 
 
6.8 Energy and Sustainability - Acceptable 
 
6.8.1 Paragraph 153 of the NPPF states that in determining planning 

applications, LPAs should expect new developments to comply with 
policies and requirements for decentralised energy supply unless this is 
demonstrated to not be feasible or viable.  

 
6.8.2 BLP Policy 124 and London Plan Policy SI 2 requires major development 

should be net zero- carbon, reducing greenhouse gas emissions in 
operation and minimising both annual and peak energy demand in 
accordance with the energy hierarchy 
 
1) Be Lean: use less energy and manage demand during operation;  
2) Be Clean: exploit local energy resources (such as secondary heat) 
and supply energy efficiently and cleanly;  
3) Be Green: maximise opportunities for renewable energy by producing, 
storing and using renewable energy on-site;  
4) Be Seen: monitor, verify and report on energy performance.  

 
6.8.3 London Plan requires a net zero-carbon target for all new major 

developments with at least a 35% on-site reduction beyond Part L 2013 
of the Building Regulations. Under the Be Lean measures, residential 
development should achieve 10 per cent. Non-residential development 
should achieve 15 percent. Where it is clearly demonstrated that the 
zero-carbon target cannot be fully achieved on site, any short fall should 
be provided in agreement with the borough, either: 
 
1) Though a cash in lieu contribution to the borough’s carbon offset fund 

or  
2) Off-site provided that an alternative proposal is identified and delivery 

is certain. 
 

6.8.4 Development proposals referable to the Mayor should calculate whole 
life-cycle carbon emissions through a nationally recognised Whole Life-
Cycle Carbon Assessment and demonstrate actions taken to reduce life-
cycle carbon emissions. 

 
6.8.5 An updated Energy Assessment following the GLA’s energy hierarchy 

has been received and this has been reviewed by the Council’s Energy 
officer. Under the “Be Lean” category, a range of passive design 
features would be employed to reduce the heat loss and demand for 
energy. The measures include building fabric performance and 
insulation, glazing design and specification and thermal bridging are 
proposed to reduce the carbon emission of the proposed development.  



These measures would meet the minimum 10 percent requirement for 
domestic development and 15 percent requirement for the commercial 
units as outlined in the GLA energy guidance and this is considered 
acceptable.  

 
6.8.6 As there is no district network in the area, it is not possible to achieve 

any carbon reduction under the “Be Clean” category at the present time 
and no carbon reduction can be awarded under this category.  

 
6.8.7 Under “Be Green” category, a range of on-site renewable energy 

technologies including ground source heat pump, solar hot water 
systems, wind power, biomass heating, methane gas from sewage or 
waste for firing boilers were considered. It is considered that the use of 
air source heat pump and solar panel would be the most feasible option 
for this site.  

 
6.8.9 The energy assessment indicates that the total regulated on-site carbon 

saving for the residential element would achieve 68% percent (40.2 

tonnes) carbon saving against Part L 2013 of the Building Regulations 

Compliant Development. There is a shortfall of 32 percent (19.58 tonnes) 

and a planning contribution of £ 55,808 would be secured by a legal 

agreement. The breakdown is as follows: 

 

 On site regulated carbon dioxide emissions (Building Regs 2013 
Compliant Development) =  60.4 tCO2 per annum 

 Proposed on site reduction of carbon emissions from energy 
demand/CHP/renewables = 40.82 tCO2 per annum 

 On site shortfall = 19.58 tCO2 per annum 

 Payment-in-lieu amount calculated as 19.58 (tCO2) x £95 (per tCO2) x 
30 (years) = £55,808 

 
6.8.10 The non-residential would achieve 36 percent carbon saving. The 

breaks down as follows: 
  

            On site regulated carbon dioxide emissions (Building Regs 2013 
Compliant Development) = 6.4 tCO2 per annum 

            Proposed on site reduction of carbon emissions from energy 
demand/CHP/renewables = 2.3 tCO2 per annum 

            On site shortfall = 4.11 tCO2 per annum 

            Payment-in-lieu amount calculated as 4.11 (tCO2) x £95 (per tCO2) x 
30 (years) = £11,703 

 
6.8.10 The required carbon offsetting obligation for both residential and non-

residential element is £67,511. The Council’s Energy officer has been 
consulted and no objection is raised to the proposal and recommended 
the total carbon offsetting payment be secured by a legal agreement.  A 
condition is also recommended to secure the carbon saving measures 
as set out in the energy assessment can be delivered.  

 



 Water infrastructure 
 
6.8.11 London Plan Policy SI-5 states development proposal should: 
 

1) through the use of planning conditions minimise the use of mains 
water in line with the optional requirement of the building regulations 
(residential development), achieving mains water consumption of 
105 litres or less per head per day (excluding allowance of up to five 
litres for external water consumption). 

2) Achieve at least the BREEAM excellent standard for the “Wat 01 
water category or equivalent for commercial development.  

3) Incorporate measures such as smart metering, water saving and 
recycling measures, including retrofitting, to help to achieve lower 
water consumption rates and to maximise future proofing. 

 
6.8.12 Thames Water has been consulted and no objection is raised in relation 

to the impact upon the water network infrastructure capacity, waste 
water network and sewage treatment work.  

 
6.9 Environmental Issues - Acceptable 
 

Air Quality 
 
6.9.1 The NPPF at para 170 states decisions should among other things 

prevent new and existing development from contributing to, being put at 
unacceptable risk from, or being adversely affected by, unacceptable 
levels of air pollution. Development should, wherever possible, help to 
improve local environmental conditions such as air quality. Proposals 
should be designed and built to improve local air quality and reduce the 
extent to which the public are exposed to poor air quality. 

 
6.9.2 BLP Policy 120 states developments which are likely to have an impact 

on air quality or which are located in an area which will expose future 
occupiers to pollutant concentrations above air quality objective levels 
will be required to submit an Air Quality Assessment. Developments 
should aim to meet “air quality neutral” benchmarks in the GLA’s Air 
Quality Neutral report. London Plan Policy SI-1 also echo this 
requirement.  

 
6.9.3 The site is not located within Bromley Air Quality Management Area. The 

development is considered air quality neutral and the development is 
considered suitable for residential development. A qualitative 
assessment of construction dust effects has been undertaken for the 
proposed scheme. The proposed development would fall below the 
IAQM guidance and no further assessment would be required. The 
construction activities would have the potential to increase dust and 
PM10 arising from on-site activities and potential result in loss of amenity 
impacts due to dust nuisance. However, the risk of dust nuisance during 
demolition and construction period can be mitigated by implementing the 
appropriate mitigation measures. The proposal is not anticipated to 



generate a significant number of additional road traffic during the 
operational phase. The proposed development is not considered to have 
any adverse residential effects on local air quality once operational and 
the future residential will not be exposed to poor air quality. The 
proposed development is also an air quality neutral development due to 
the low number of trips made per year from the development and the 
resulting low number of NOx and PM10.  

 
6.9.4 The assessment has been reviewed by the Council’s Environment 

Health and no objection has been raised, subject to implementation of 
mitigation measures as outline in the air quality assessment be secured 
by a condition. A construction and management plan and in line with the 
Council’s Control of Pollution and noise from demolition and construction 
site code of practice 2017 should also be secured by planning 
conditions.  

 
Noise  

 
6.9.5 London Plan Policy D13 agent of change principle places the 

responsibility for mitigating impacts from existing noise and other 
nuisance- generating activities or uses on the proposed new noise-
sensitive development. Development should be designed to ensure the 
established noise and other nuisance-generating uses remain viable and 
can continue or grow without unreasonable restrictions being placed on 
them.  

 
6.9.6 A noise impact assessment including noise surveys has been submitted 

which identifies the design targets to be achieved with respect on noise. 
A range of mitigations are indicated including glazing, ventilation 
strategy and insulation. The Council Environmental Health were 
consulted and considered the details of the proposed measures should 
be secured by planning conditions. Any external plant and sound 
insultation details should be secured by planning condition. The sound 
insultation details between the residential and non-residential uses 
should be included. The internal noise levels shall be in accordance with 
the BS8233:2014 should also be secured by a planning condition.   

 
 Land Contamination  
 
6.9.7 In accordance with BLP new development of contaminated land, or land 

suspected of being contaminated is proposed, details of site 
investigation and remedial action should be submitted. A Phase 1 
Contaminated Land Assessment has been reviewed by the Council’s 
Environmental Health and recommended that detail of Phase 2 site 

investigation and remediation strategy be submitted for approval prior to 
works commencing be secured by planning conditions. A closure report 
prior to occupation and a desk based unexploded ordnance threat 
assessment in accordance with CIRIA C681 should also be secured by 
a planning condition. 

 



 
 
 
 

6.10 Flooding and Drainage - Acceptable 

 

Surface water drainage  

 

6.10.1 The NPPF states that major development should incorporate 
sustainable drainage systems which should take account of advice from 
the lead flood authority; have appropriate proposed minimum 
operational standards; have maintenance arrangements in place to 
ensure an acceptable standard of operation for the lifetime of the 
development; and where possible, provide multifunctional benefits. 
London Plan Policy SI-13 and BLP Policy 116 states development 
proposals should aim to achieve greenfield run-off rates and ensure that 
surface water run-off is managed as close to its source as possible.  

 
6.10.2 The application site is located within an area subject to low to high risk 

of surface flooding and Flood Zone 1 where the probability of river or sea 
flooding is less than 0.1% (1 in 1000) chance in any given year as 
defined by the Environment Agency. A Surface and Foul Water Drainage 
Strategy is submitted which highlights the redevelopment of the site can 
present an opportunity to contribute towards a reduction in flood risk by 
reducing the current rate of discharge to the surface water public sewer 
network.  

 
6.10.3 There are no surface water bodies in the vicinity of the site, and it is 

proposed to utilise the existing connections to the public surface water 
sewer network for the disposal of surface water. The proposal would 
incorporate green-blue roofs, planters and an area of cellular storage 
measures 155 cubic metres in volume to manage and limit the discharge 
rate to 2.0 litre per second. This would represent a reduction in peak 
discharge rates of approximately over 90 percent during the 1.0% AEP 
event. The proposed foul water will be connected and discharged into 
the existing Thames Water foul water sewer. 

 
6.10.4 The Council’s drainage officer and Thames Water have raised no 

objection to the proposal, except conditions to secure the details of the 
drainage design of the blue-green roof including and cellular storage, 
including the ownership and maintenance responsibility of these 
measures. Subject to the conditions and informative, it is considered that 
the proposal would be acceptable with regards to the surface water run-
off and drainage. 

 
7. Planning Obligations and CIL 
 
CIL:  
 



7.1 The Mayor of London's CIL is a material consideration. CIL is payable 
on this application and the applicant has completed the relevant form.  

 
7.2 Following the adoption of Bromley Local CIL on the 15th June 2021. CIL 

is payable on this application and the applicant has completed the 
relevant form. 

 
Heads of Terms – Infrastructure impact and mitigations:  
 
7.3 The following planning obligations will need to be secured as part of an 

S106 legal agreement, which the applicant has agreed to in principle, 
should permission be granted: 

 

 Energy £ 67,511; 

 Child play £24,400; 

 Affordable housing; 

 Early and late stage affordable housing viability review; 

 Obligation monitoring fee: £500 per head of terms. 

7.4  These obligations meet the statutory tests set out in Government 

guidance, i.e. they are necessary, directly related to the development 

and are fairly and reasonably related in scale and kind to the 

development.   

8.0  Planning balance and conclusion  
 
8.1 The principle to redevelop this unallocated site in Coney Hall 

Neighbourhood Centre and Shopping Parade and to make more efficient 
use of the land to provide housing and replacement commercial uses is 
considered acceptable and supported. 

 
8.2 The proposal is designed to integrate and retain the frontage of the 

locally listed building including the internal stair. The proposal would 
result in the loss of office accommodation and reduction of retail floor 
spaces. However, active shopping frontage and replacement shops and 
community unit would be provided on the ground floor.  

 
8.3 The proposal is considered compatible to its surrounding in terms of its 

proposed uses. The scale and massing of the building is considered 
acceptable at this location. 

 
8.4 A transport assessment along with other submitted technical 

assessments have reviewed by the relevant planning consultees and no 
objections are received.  

 
8.5 The proposal would have an impact on the neighbouring properties. 

However, planning merits arising from this proposal would significantly 
outweigh the limited impact arising from this proposal. As the Council 
cannot at present demonstrate a 5 year land supply of deliverable 



housing sites, the housing policies of the development plan are out-of-
date and the presumption of sustainable development set out in Para. 
11 of the NPPF applies to the application. This means a presumption in 
favour of granting planning permission, unless any adverse impacts of 
doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies within the NPPF taken as a whole. 
There are no other adverse impacts of the scheme that are considered 
to significantly and demonstrably outweigh the economic, social and 
environmental benefits of the scheme when considering the NPPF as a 
whole. The balance test is therefore tilted towards granting planning 
permission. 

 
8.6 Subject to compliance with the recommendations in the technical reports 

and implementation of the recommended works undertaken where 
necessary, it is considered that the application is recommended for 
permission, subject to the planning conditions and completion of a S106 
legal agreement.  

  
 
RECOMMENDATION  
 
PERMISSION SUBJECT TO S106 LEGAL AGREEMENT AND PLANNING 
CONDITIONS.  
 

SUMMARY OF CONDITIONS AND INFORMATIVES  
 
Standard Conditions: 
 

1. Time limit of 3 years  

2. Drawing numbers  
 
Pre-Commencement Conditions: 
 

3. Construction and Environmental Management Plan  
4. Pilling Method Statement in consultation with Thames Water  
5. Structural and construction method statement relates frontages of the 

locally listed building. Details to protect the internal stair during 
demolition and construction works. 

6. Phase 2 Land contamination assessment 
 
Above Ground Construction Conditions: 
 

7. Road Safety Audit  
8. Noise assessment including specification of between commercial and 

residential units, glazing, balcony screen and all internal and external 
plant. 

9. Arboriculture method statement  
10. Surface water drainage  
11. External materials  



12. Green wall and green roof 
13. Permeable paving  
14. External materials including balcony  
15. Energy Assessment including verification report.  
16. Hand and soft landscaping  
17. Mechanical ventilation details  
18. Fire statement including Part B5 of Building Regulations Approved 

Document B 
19. Servicing and delivery plan including operation hours 
20. Waste Strategy  
21. Thames Water access rights to balancing pond agreement 
22. Reprovision of telecommunication equipment 

 
 
Prior to occupation conditions: 

 
23. External lighting  
24. Car park management plan 
25. Refuse strategy and management  
26. Wheelchair units 
27. Electric charging points  
28. Secure by Design 
29. Swift nest bricks, bird and bat boxes 
30. Details of permeable paving  
31. Travel Plan 

 
Compliance conditions: 
 

32. Air quality assessment  
33. Parking spaces  
34. Cycle storage 
35. Affordable housing  
36. Wheelchair units 
37. Hardstanding for wash-down facilities for construction vehicles 
38. All Non-Road Mobile machinery to comply with relevant emissions 

standards 
39. Slab levels 
40.  Arboricultural Assessment  

 
 
Informatives 
 

 Mayoral CIL  

 Secured by Design 

 Dust Monitoring 

 Vehicle crossover  

 Thames Water (various) 
 

Any other planning condition(s) considered necessary by the Assistant 
Director of Planning 


