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To:
Cc:
Subject: RE: Land South of Crockenhill Road, St Mary Cray, Bromley - Pre-App
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CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 
Hope you’re keeping well.
To update you, we still have not received the pre-app response from LBB despite continued chasing

since our meeting with them on 3rd March. We submitted the pre-app to LBB in December, so these
delays are now very frustrating.

We would be most grateful for any assistance that you are able to offer.
I understand that we are also waiting on the TfL pre-app response, which is less delayed but still a week
overdue.
In the meantime, we are progressing what we can to move forward with preparing the planning
application and are holding another public consultation event in mid-May.
Many thanks
Kind Regards

Associate Director

M 
E nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 
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IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and
protected by law. Access by the intended recipient only is authorised. Any liability (in negligence or otherwise)
arising from any third party acting, or refraining from acting, on any information contained in this e-mail is hereby
excluded. If you are not the intended recipient, please notify the sender immediately and do not disclose the
contents to any other person, use it for any purpose, or store or copy the information in any medium. Copyright in
this e-mail and attachments created by us belongs to Nexus Planning Limited: the author also asserts the right to
be identified as such and object to any misuse. Should you communicate with anyone at Nexus Planning Limited
by e-mail, you consent to us monitoring and reading any such correspondence. Nexus Planning Limited Tel. +44
(0) 20 8938 3177 E-Mail: info@nexusplanning.co.uk

From:   
Sent: 24 April 2025 16:26
To:   
Cc:   ;   
Subject: RE: Land South of Crockenhill Road, St Mary Cray, Bromley - Pre-App
Thanks 
I’ll update you early next week.
Kind Regards

 
Associate Director
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From:  
To:  
Cc:    
Subject: FW: Application PREAPP/24/00252 - Land South Of Burrfield Drive, Waldens Road
Date: 29 April 2025 16:26:54
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CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 
Good to speak just now.
Please see below our latest email correspondence with Bromley re. the pre-app and I’ve attached the email
where we provided the GLA pre-app advice.
Many thanks
Kind Regards

 
Associate Director

M 
E nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 

IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and
protected by law. Access by the intended recipient only is authorised. Any liability (in negligence or otherwise)
arising from any third party acting, or refraining from acting, on any information contained in this e-mail is hereby
excluded. If you are not the intended recipient, please notify the sender immediately and do not disclose the
contents to any other person, use it for any purpose, or store or copy the information in any medium. Copyright in
this e-mail and attachments created by us belongs to Nexus Planning Limited: the author also asserts the right to
be identified as such and object to any misuse. Should you communicate with anyone at Nexus Planning Limited
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IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by the
intended recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining from acting, on
any information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the sender immediately and do not
disclose the contents to any other person, use it for any purpose, or store or copy the information in any medium. Copyright in this e-mail and
attachments created by us belongs to Nexus Planning Limited: the author also asserts the right to be identified as such and object to any misuse.
Should you communicate with anyone at Nexus Planning Limited by e-mail, you consent to us monitoring and reading any such correspondence.
Nexus Planning Limited Tel. +44 (0) 20 8938 3177 E-Mail: info@nexusplanning.co.uk

From:   < nexusplanning.co.uk> 
Sent: 10 February 2025 13:20
To: ESD Planning Admin (Group) <Planning.Admin@bromley.gov.uk>
Cc:   < bromley.gov.uk>
Subject: RE: Application PREAPP/24/00252 - Land South Of Burrfield Drive, Waldens Road
Hi,
Apologies for the delay. I have asked the project team for some photos and will provide these ASAP.
Kind Regards

 
Associate Director
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E nexusplanning.co.uk
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​
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IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by the
intended recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining from acting, on
any information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the sender immediately and do not
disclose the contents to any other person, use it for any purpose, or store or copy the information in any medium. Copyright in this e-mail and
attachments created by us belongs to Nexus Planning Limited: the author also asserts the right to be identified as such and object to any misuse.
Should you communicate with anyone at Nexus Planning Limited by e-mail, you consent to us monitoring and reading any such correspondence.
Nexus Planning Limited Tel. +44 (0) 20 8938 3177 E-Mail: info@nexusplanning.co.uk

From: ESD Planning Admin (Group) <Planning.Admin@bromley.gov.uk> 
Sent: 10 February 2025 11:59
To:   < nexusplanning.co.uk>

MGLA250925-4966 - EIR Response



External Email: Please be aware. This email originated from outside the Nexus Planning corporate network. Do
not take instructions, click on links or open attachments unless you recognise the sender and know the content is
safe.

Cc:   < bromley.gov.uk>
Subject: Application PREAPP/24/00252 - Land South Of Burrfield Drive, Waldens Road

Dear Sir/Madam,
Further to the acknowledgement letter the Council are requesting site photos to be sent in
to accompany the application. Please make sure photographs are current and the date
that they were taken can be verified. I have enclosed site photograph guidance for your
use. Please can these photographs be emailed directly to planning.admin@bromley.gov.uk
I look forward to receiving the site photos in due course.
Yours faithfully,
Planning Support Officer
Development Management Support
Planning Division
Housing, Planning and Regeneration Service
London Borough of Bromley
Civic Centre, Churchill Court, 2 Westmoreland Road, Bromley, BR1 1AS

bromley.gov.uk
www.bromley.gov.uk/planning

MGLA250925-4966 - EIR Response



From:  
To:  
Cc:      
Subject: RE: Application PREAPP/24/00252 - Land South Of Burrfield Drive, Waldens Road
Date: 24 March 2025 17:11:09
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GLA0001 - St Mary Cray - Pre-App Report.pdf

Hi 
Please find attached the GLA’s pre-app response in relation to the above site for your information.

Are you still on course to issue your pre-application response this week?
Kind Regards

 
Associate Director

M 
E nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 

IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by
the intended recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining
from acting, on any information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the
sender immediately and do not disclose the contents to any other person, use it for any purpose, or store or copy the information in
any medium. Copyright in this e-mail and attachments created by us belongs to Nexus Planning Limited: the author also asserts the
right to be identified as such and object to any misuse. Should you communicate with anyone at Nexus Planning Limited by e-mail,
you consent to us monitoring and reading any such correspondence. Nexus Planning Limited Tel. +44 (0) 20 8938 3177 E-Mail:
info@nexusplanning.co.uk

From:   
Sent: 17 March 2025 08:23
To:   
Cc:   ;   ;   ;   ;   ;   
Subject: RE: Application PREAPP/24/00252 - Land South Of Burrfield Drive, Waldens Road
Thanks 

 
Associate Director

M 
E nexusplanning.co.uk
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From:  
To:  
Subject: RE: Land South of Crockenhill Road – TfL Pre-application Advice
Date: 01 May 2025 08:26:20
Attachments: image001.jpg

image625352.png
image699387.png
image618382.jpg

CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 
No problem. I was on leave yesterday so haven’t had a chance to read, but I understand that it’s helpful.
Kind Regards

 
Associate Director

M 
E nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 

IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and
protected by law. Access by the intended recipient only is authorised. Any liability (in negligence or otherwise)
arising from any third party acting, or refraining from acting, on any information contained in this e-mail is hereby
excluded. If you are not the intended recipient, please notify the sender immediately and do not disclose the
contents to any other person, use it for any purpose, or store or copy the information in any medium. Copyright in
this e-mail and attachments created by us belongs to Nexus Planning Limited: the author also asserts the right to
be identified as such and object to any misuse. Should you communicate with anyone at Nexus Planning Limited
by e-mail, you consent to us monitoring and reading any such correspondence. Nexus Planning Limited Tel. +44
(0) 20 8938 3177 E-Mail: info@nexusplanning.co.uk

From:   
Sent: 30 April 2025 13:43
To:   
Subject: FW: Land South of Crockenhill Road – TfL Pre-application Advice

MGLA250925-4966 - EIR Response



External Email: Please be aware. This email originated from outside the Nexus Planning corporate network. Do
not take instructions, click on links or open attachments unless you recognise the sender and know the content is
safe.

Hi 
Do you have any issue if I share this pre-app advice with Bromley?
Thanks,

 
Principal Strategic Planner
GREATERLONDONAUTHORITY
Union Street, London, SE1 0LL
london.gov.uk

london.gov.uk

From: Spatial Planning <SpatialPlanning@tfl.gov.uk> 
Sent: Tuesday, April 29, 2025 5:42 PM
To: slrconsulting.com' < slrconsulting.com>
Cc:    

Subject: Land South of Crockenhill Road – TfL Pre-application Advice
Dear Ms 
Following on from your recent pre-application meeting for the above site, please find
Transport for London's formal advice letter attached for your information. Should you have
any questions about these comments, please contact  
Your views are important to us and in order to improve our service, we would appreciate it
if you would complete and send back the enclosed feedback form ASAP.
Kind regards,
TfL Spatial Planning
Spatial Planning
Level 8, 5 Endeavour Square, Westfield Avenue, Stratford E20 1JN

MGLA250925-4966 - EIR Response



From:  
To: "  
Subject: FW: Land South of Crockenhill Road - Pre-Application
Date: 01 May 2025 11:17:00
Attachments: GLA0001 - St Mary Cray - Pre-App Report.pdf

Land South of Crockenhill Road TfL Pre-Application Advice.pdf

FYI

From:   
Sent: Thursday, May 1, 2025 11:16 AM
To: bromley.gov.uk' 
Subject: Land South of Crockenhill Road - Pre-Application
Dear 
I believe you are the Bromley Case Officer for the pre-application at Crockenhill Road.
My name is  and I am the GLA case officer that has been working on our pre-application
advice for this site.
I was wondering if you are available next week for a catch-up to discuss this site? Please let me
know your availability and I can send through a Teams invite.
For you own information I have attached the GLAs pre-application advice as well as the TfL pre-
application advice.
Kind regards,

 
Principal Strategic Planner
GREATERLONDONAUTHORITY
Union Street, London, SE1 0LL
london.gov.uk

london.gov.uk
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External Email: Please be aware. This email originated from outside the Nexus Planning corporate network. Do
not take instructions, click on links or open attachments unless you recognise the sender and know the content is
safe.

IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by the
intended recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining from acting, on
any information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the sender immediately and do not
disclose the contents to any other person, use it for any purpose, or store or copy the information in any medium. Copyright in this e-mail and
attachments created by us belongs to Nexus Planning Limited: the author also asserts the right to be identified as such and object to any misuse.
Should you communicate with anyone at Nexus Planning Limited by e-mail, you consent to us monitoring and reading any such correspondence.
Nexus Planning Limited Tel. +44 (0) 20 8938 3177 E-Mail: info@nexusplanning.co.uk

From:   < london.gov.uk> 
Sent: 05 February 2025 11:56
To:   < nexusplanning.co.uk>
Subject: Land South of Crockenhill Road, St Mary Cray, Bromley - Pre-App

Hi 
I am the GLA case officer for the pre-application at St Mary Cray in the London Borough of
Bromley.
I have been going over the material you have submitted in preparation for the meeting next
week.
Prior to the pre-application meeting could you please:

Issue your full presentation (once it is ready for issuing);
Provide any other information you would like GLA officers to review; and
Confirm your full list of attendees.

It would be particularly helpful if your presentation could be sent through this week, allowing us
sufficient time to review ahead of the meeting.
Thanks,

 
Principal Strategic Planner
GREATERLONDONAUTHORITY
Union Street, London, SE1 0LL
london.gov.uk

london.gov.uk

We are London. Find out about the work of the Mayor, the London Assembly, and the
Greater London Authority. https://www.london.gov.uk/
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External Email: Please be aware. This email originated from outside the Nexus Planning corporate network. Do
not take instructions, click on links or open attachments unless you recognise the sender and know the content is
safe.

From:  
To:    
Cc:      
Subject: RE: Application PREAPP/24/00252 - Land South Of Burrfield Drive, Waldens Road
Date: 18 June 2025 10:15:31
Attachments: image001.png
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CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 
Thanks for the update. I’m in meetings until about 2pm, but around all afternoon if that’s convenient.
Kind Regards

 
Associate Director

M 
E nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 

IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by
the intended recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining
from acting, on any information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the
sender immediately and do not disclose the contents to any other person, use it for any purpose, or store or copy the information in
any medium. Copyright in this e-mail and attachments created by us belongs to Nexus Planning Limited: the author also asserts the
right to be identified as such and object to any misuse. Should you communicate with anyone at Nexus Planning Limited by e-mail,
you consent to us monitoring and reading any such correspondence. Nexus Planning Limited Tel. +44 (0) 20 8938 3177 E-Mail:
info@nexusplanning.co.uk

From:   
Sent: 18 June 2025 10:11
To:   ;   
Cc:   ;   ;   
Subject: RE: Application PREAPP/24/00252 - Land South Of Burrfield Drive, Waldens Road

Hi  and 

I can confirm that we would be available for our follow-up meeting on the 15th July. Preferably
between 10:00-12:00 or 1:00-3:00.
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As a procedural matter I have checked with the client to clarify and the most recent meeting that we held was
under the Major pre-application process with the associated fee for this service. In terms of the information
provided for the meeting, it was reflective of the outline nature of the proposals, albeit with some additional
detail regarding density and design principles presented.
Notwithstanding this, we have been refining the proposals since our meeting, a process which has been
informed by the various pre-application feedback that we have received as well as two public consultation
events that we have held and engagement with other local stakeholders. We have also been developing further
indicative design details that would demonstrate how the design details could be delivered, and we would
welcome the opportunity for these to be considered by the Council’s Design Review Panel as per the
recommendation of the pre-application response you have provided.
In terms of a further pre-application, we are in the process of arranging a further pre-application meeting with
the GLA to present the updated proposals and supporting indicative design details. This will also include a
section explaining in further detail how the design evolution process has been informed.
Whilst I previously mentioned that LBB Officers would be welcome to attend this meeting, we have considered
in light of your email and propose that this meeting could be held as a joint GLA / LBB follow pre-application
meeting (we would of course formally submit a follow up pre-application request with you and pay the

associated fee). The GLA has offered us good availability for the w/c 14th July (with some potential availability

during the w/c 7th July), so I would be most grateful if you could please confirm your availability for a
meeting (to be held via Teams) at the earliest opportunity to allow us to coordinate and agree a date before
diaries begin to fill up.
We will provide a draft pre-application pack ahead of the meeting to allow the GLA and LBB Officers the
opportunity to consider the information in advance.
At the same time, we do not want to slow up the Design Review Panel process and would be keen to undertake
this either before or shortly following the follow up pre-application meeting. Therefore, can you please confirm
that, subject to receipt of further details ahead of the pre-application meeting, that we can be scheduled for
consideration at the DRP.
The project team is working on producing the required detailed technical work and the relevant drawings
(those for determination and the indicative drawings) for a submission to be ready by the end of July (subject to
any further refinement following the DRP and pre-application meeting).
I look forward to hearing from you with respect to the principle of a joint meeting with the GLA in early / mid-
July and your availability for a meeting, as well as the availability of the DRP.
Kind Regards

 
Associate Director

M 
E nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk

IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by the intended
recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining from acting, on any
information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the sender immediately and do not
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From:  
To:  
Cc:      
Subject: RE: Land South of Crockenhill Road, St Mary Cray - Pre-Application
Date: 04 July 2025 12:49:51
Attachments: image001.png
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CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 
Further to the below, I would be most grateful if you could provide a very brief update following your
discussion with LBB.
Many thanks
Kind Regards

 
Associate Director
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IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by
the intended recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining
from acting, on any information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the
sender immediately and do not disclose the contents to any other person, use it for any purpose, or store or copy the information in
any medium. Copyright in this e-mail and attachments created by us belongs to Nexus Planning Limited: the author also asserts the
right to be identified as such and object to any misuse. Should you communicate with anyone at Nexus Planning Limited by e-mail,
you consent to us monitoring and reading any such correspondence. Nexus Planning Limited Tel. +44 (0) 20 8938 3177 E-Mail:
info@nexusplanning.co.uk

From:   
Sent: 03 July 2025 20:43
To:   
Cc:   ;   ;   ;   ; Sebastian Burchell ;

  ;   
Subject: RE: Land South of Crockenhill Road, St Mary Cray - Pre-Application
Hi 
Please find attached our draft follow-up pre-app presentation for you to review and discuss with LBB
tomorrow. Hopefully this picks up the key points you are expecting to see, but please let me know if you
require any further information.
The final few slides are for Lands Improvement Holdings internal design review process, but we thought
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Other than a meeting between 12 and 1, I’m generally around today and tomorrow if you have time to
discuss.
Kind Regards

 
Associate Director

M 
E nexusplanning.co.uk

​

MGLA250925-4966 - EIR Response



MGLA250925-4966 - EIR Response



with officers, there is currently no evidence base or strategy available to guide 
such input into what might be required to support the demand created by the 
proposed new population and the existing community here.  

Notwithstanding that, Sport England welcomes the developer’s intention to include 
financial contributions towards improvements to St Mary Cray Recreation Ground. 
The list of proposed improvements you have set out appears to be appropriate. I 
would suggest that you might contact the Council’s Sports and Leisure Manager if 
you  haven’t already to discuss the content of any package in more detail 

@Bromley.gov.uk 

In addition, in relation to the development site itself and its relationship with the 
surrounding area including the recreation ground, I would draw your attention to  
the latest version of Sport England’s Active Design guidance (AD3) was published 
in May 2023. The guidance sets out ten principles to help ensure the design and 
layout of development encourages and promotes participation in sport and 
physical activity. The principles are aimed at contributing to the Government’s 
objective for the planning system to promote healthy communities through good 
design (paragraph 8 of the NPPF).  Further information is available at 
www.sportengland.org/guidance-and-support/facilities-and-planning/design-
and-cost-guidance/active-design 

If you would like any further information or advice, please contact me. 

Yours sincerely, 

 
Planning Manager 
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CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 
Thanks for your prompt response.

Can we please book in 1.30pm on Thursday 31st July? I will send a meeting invite now.
A number of the points in your email appear to be somewhat different to the definitive position set out in the

Council’s written pre-application response dated 22nd May 2025. As such, it would be good to have a discussion

with you ahead of the 31st July to ensure that we understand the Council’s position clearly. I note that you will

be observing the GLA pre-application meeting next Tuesday (15th July), so perhaps we can schedule a quick call
following this?

With respect to the DRP, we originally asked Officers to book this in on 28th May 2025 and we remain unclear
why we still cannot be booked into a session. Following the DRP session scheduled for today, two DRP sessions
will have taken place since our original request. As such, so can we please be booked on to the scheduled

session on 14th August?
Kind Regards

 
Associate Director

M 
E nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 
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site) in a response to the Council’s Call for Sites exercise between August and November 2021.
This response was supported by a series of technical documents and a Vision Document. We
subsequently sought to meet with the Council’s Policy Officers to discuss our submission but
were told that there was no opportunity to do so at that time.
We subsequently lodged representations to the Council’s Local Plan Issues and Options
(Regulation 18) consultation that took place between April and June 2023. These representations
clarified our views on the need for housing / affordable housing in Bromley (particularly family
housing), and the need for appropriate greenfield / Green Belt releases to do so.
No progress has been made publicly on the emerging Local Plan since 2023. However, we
understand that a further Regulation 18 ‘Direction of Travel’ document is due to be published for
consultation this summer. The Council does not expect to complete this emerging Local Plan
process for a number of years but we note, in terms of housing provision, that the draft

document (presented to the Council’s Executive on 25th June 2025) proposes to plan only for the
existing London Plan requirement of 774 dwellings per annum - despite the fact that the London
Plan will be out of date for housing purposes within 9 months, that a review of the London Plan
has already commenced, and that local housing need for LBB, calculated using the standard
method, is in fact 2,906 dwellings per annum).
Having regard to the need for housing / affordable housing in LBB, and cognisant of the fact that
the National Planning Policy Framework (December 2024) seeks to boost housing delivery
further, specifically creating the concept of ‘grey belt’ to facilitate the development of
appropriate sites, we instigated a pre-application process with LBB in 2023.

Our initial ‘in-principle’ pre-application request was submitted on 27th October 2023 and related
to the larger area of land that we control in this location (including the site now being advanced).

Officers were not, however, able to meet until 20th March 2024, and their written response was

not provided until 15th May 2024 i.e. almost 7 months after our initial request was made. The
conclusion from Officers was that ‘the scheme is unacceptable in principle’.
Reflecting on this, we carried out an initial public consultation event in early December 2024 for
proposals for a much smaller scheme, on the land now proposed for development. We then

submitted a second ‘major’ pre-application request on 20th December 2024 relating to this
smaller site / proposal, relying on a package of information that is wholly appropriate for an
outline application of the nature proposed. Officers were, however, not available to meet until

3rd March 2025, and the Council’s written response was not provided until 22nd May 2025 i.e. 5
months after our original submission. This was a meeting that you were involved in.
The Council’s latest pre-application response confirms that despite the evidence submitted,
Officers did not accept that the site was ‘grey belt’ as defined by national policy, or that the harm
created to the Green Belt by virtue of development was justified. As such, it concludes that an
application was unlikely to be viewed favourably or supported by Officers, although it re-iterates
that it is open to us to apply for formal determination i.e. a planning application. The ‘in
principle’ objection from Officers is clear.
Alongside the above process, and given the nature of the proposals, we have also engaged with
Officers at the GLA to discuss the emerging proposals, and they initially indicated that the site
could be considered to be ‘grey belt’, subject to a more detailed assessment being undertaken.
We have now had the opportunity to produce this more detailed Green Belt Assessment – the
working draft of which has been sent to you ahead of the next pre-application meeting with the

GLA on 15th July 2025 (that LBB is also due to attend).
Whilst not required by relevant local, regional or national policies, we carried out a second public
consultation event in June 2025, to present our updated proposals to local residents and clarify
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External Email: Please be aware. This email originated from outside the Nexus Planning corporate network. Do
not take instructions, click on links or open attachments unless you recognise the sender and know the content is
safe.

Dear Sir/Madam,
Further to the acknowledgement letter the Council are requesting site photos to be sent in
to accompany the application. Please make sure photographs are current and the date
that they were taken can be verified. I have enclosed site photograph guidance for your
use. Please can these photographs be emailed directly to planning.admin@bromley.gov.uk
I look forward to receiving the site photos in due course.
Yours faithfully,
Planning Support Officer
Development Management Support
Planning Division
Housing, Planning and Regeneration Service
London Borough of Bromley
Civic Centre, Churchill Court, 2 Westmoreland Road, Bromley, BR1 1AS
T: 0208 313 4956
E: planning.admin@bromley.gov.uk
www.bromley.gov.uk/planning

This email and any attachment is confidential and must not be disclosed to or used by
anyone other than the intended recipient. Unauthorised use, disclosure, distribution or
copying is prohibited and may be unlawful. If you are not the intended recipient, please
notify the sender by reply e-mail immediately and then delete this e-mail. Any views or
opinions expressed are solely those of the author and do not necessarily represent those
of the TT Group. For more information on how we process personal data please see
http://www.ttg.co.uk/privacy-policy/. While we actively scan for malware, TT Group
accepts no liability for malware introduced by this email or any attachments. Telereal
Services Limited, a Telereal Trillium Group company. Registered in England and Wales no.
4175679. Registered Office: 5 Aldermanbury Square London EC2V 7HR.
This email and any attachment is confidential and must not be disclosed to or used by
anyone other than the intended recipient. Unauthorised use, disclosure, distribution or
copying is prohibited and may be unlawful. If you are not the intended recipient, please
notify the sender by reply e-mail immediately and then delete this e-mail. Any views or
opinions expressed are solely those of the author and do not necessarily represent those
of the TT Group. For more information on how we process personal data please see
http://www.ttg.co.uk/privacy-policy/. While we actively scan for malware, TT Group
accepts no liability for malware introduced by this email or any attachments. Telereal
Services Limited, a Telereal Trillium Group company. Registered in England and Wales no.
4175679. Registered Office: 5 Aldermanbury Square London EC2V 7HR.
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From:  
To:    
Subject: RE: Land South of Crockenhill Road, St Mary Cray - GLA Follow-Up Pre-Application
Date: 14 July 2025 10:53:34
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CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 

Hope you had a good weekend.

Attendees from our team as follows:

  Lands Improvement Holdings

, Lands Improvement Holdings

  Nexus Planning

  Nexus Planning

  LDA Design

  SLR Consulting

 SLR Consulting

 will delete the original meeting invite and clarify that all should use the GLA meeting invite.

We look forward to receiving the agenda later today.

Kind Regards

 
Associate Director

M 
E  nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 
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CAUTION: This email originated from outside this organisation. Do not click links or
open attachments unless you recognise the sender and know the content is safe.

Hi  and 

Please find attached the following documents:

GLA pre-app presentation (low-resolution)

Working draft Green Belt Assessment

A high-resolution copy of the presentation can be accessed here: https://we.tl/t-cOug0yGr4N

Further to my discussion with  earlier, if it is necessary to move the meeting to accommodate the
GLA’s Design Officer, we could potentially (subject to LDA Design’s availability) do the following times:

Wednesday 16th July AM: 9.30-11.30

Thursday 17th July: Any time other than 10.30-11.00.

I trust that the attached is of assistance, and please don’t hesitate to contact me should you have any
queries.

We look forward to seeing you at the pre-application meeting next week.

Kind Regards

 
Associate Director

M 
E  nexusplanning.co.uk

​
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From:  
To:  
Cc:      
Subject: Land south of Crockenhill Road, St Mary Cray
Date: 15 July 2025 14:17:46
Attachments: image315649.png

image624174.png

CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 

Following our latest pre-application meeting in relation to proposals at land south of Crockenhill Road,
St Mary Cray, can the scheme please be put forward for consideration by the London Review Panel?

I would be most grateful if you could confirm possible dates and the process for this.

Many thanks

Kind Regards

 
Associate Director

​
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1.0 Introduction and Summary 

1.1. Appointment and Scope 

LDA Design was commissioned by Land Improvement Holdings to undertake a Green Belt 

Assessment in support of an outline planning application with all matters reserved except 

for access for the erection of up to 325 residential dwellings, including at land south of 

Crockenhill Road, St Mary Cray (Site), located within the Metropolitan Green Belt that 

surrounds Orpington. The Site and its location are illustrated on Figure 1. The Site is 

located within London Borough of Bromley (LBB). 

The purpose of this report is to assess the performance of Green Belt purposes and 

potential harm to the Green Belt in the context of the policy tests in paragraphs 153-155 of 

the National Planning Policy Framework (NPPF) (December 2024), as further set out in 

sections 2 and 3 of this report. The report should be read alongside the Planning Statement 

submitted in support of the planning application, which addresses other aspects of the 

policy tests contained in those paragraphs. 

1.2. Summary 

The assessment in section 4.4.6 of this report concludes that the Site is grey belt and that the 

test in NPPF paragraph 155(a) is met as outlined in section 5.4. The Planning Statement 

concludes that the tests in paragraphs 155(b) to (d) are also met, and accordingly the 

proposals do not represent inappropriate development in the Green Belt. 

Notwithstanding the above finding, in the event that the proposals are considered to 

comprise inappropriate development in the Green Belt, section 5.0 of this report assesses 

the potential harm that would be caused to the Green Belt in terms of loss of openness and 

conflict with Green Belt purposes, to inform the application of NPPF paragraph 153, which 

is addressed in the Planning Statement. 
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2.0 Policy Context 

2.1. National Planning Policy Framework 

2.1.1. Aim and purposes of the Green Belt  

National Green Belt Policy is set out in section 13 of the National Planning Policy 

Framework (NPPF) (revised December 2024). 

Paragraph 142 states: 

"... the fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land 

permanently open; the essential characteristics of Green Belts are their openness and their 

permanence". 

Paragraph 143 sets out the purposes of Green Belt: 

“Green Belt serves five purposes: 

a) to check the unrestricted sprawl of large built-up areas; 

b) to prevent neighbouring towns merging into one another; 

c) to assist in safeguarding the countryside from encroachment; 

d) to preserve the setting and special character of historic towns; and 

e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land.” 

2.1.2. Development in the Green Belt 

Paragraphs 153 onwards address development proposals affecting the Green Belt.  

Paragraph 153 states: 

"When considering any planning application, local planning authorities should ensure that 

substantial weight is given to any harm to the Green Belt. Inappropriate development is, by 

definition, harmful to the Green Belt and should not be approved except in very special 

circumstances. 'Very special circumstances' will not exist unless the potential harm to the Green 

Belt by reason of inappropriateness, and any other harm arising from the proposal, is clearly 

outweighed by other considerations." 

This paragraph sets the policy test for ‘inappropriate’ development within the Green Belt. 

The application of the test in paragraph 153 is addressed by the Planning Statement 

submitted alongside the planning application. 

Paragraph 154 states that development in the Green Belt is inappropriate unless one of a 

number of exceptions applies. In this instance, none of the exceptions apply to the 

proposed development. 

2.1.3. Grey belt 

Paragraph 155 contains a further exception to ‘inappropriate’ development, which applies 

to ‘grey belt’ land as follows: 
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“The development of homes, commercial and other development in the Green Belt should also not be 

regarded as inappropriate where all the following apply: 

a. The development would utilise grey belt land and would not fundamentally undermine the 

purposes (taken together) of the remaining Green Belt across the area of the plan; …” 

Sub-paragraphs b), c) and d) are outside the scope of this report and are addressed in the 

Planning Statement. 

Annex 2 of the NPPF sets out the following definition of grey belt: 

“For the purposes of plan-making and decision-making, ‘grey belt’ is defined as land in the Green 

Belt comprising previously developed land and/or any other land that, in either case, does not 

strongly contribute to any of purposes (a), (b), or (d) in paragraph 143.  ‘Grey belt’ excludes land 

where the application of the policies relating to the areas or assets in footnote 7 (other than Green 

Belt) would provide a strong reason for refusing or restricting development.” 

The Planning Statement confirms that the exclusion in the second sentence of the above 

definition (relating to footnote 7) does not apply to the Site. 

In relation to the first sentence of the above definition, Planning Practice Guidance (PPG) 

sets out guidance on assessing whether land ‘strongly contributes’ to Green Belt purposes 

(a), (b), or (d) (reference id: 64-005-20250225, see section 3.2.3 below). In the context of a 

planning application for land within the Green Belt, PPG paragraph 64-009-20250225 

makes clear that this assessment should be performed for the development site itself, rather 

than for a wider land parcel. 

2.2. Openness of the Green Belt 

Green Belts were introduced to protect the countryside around urban areas from creeping 

urbanisation; as NPPF paragraph 142 says, “the fundamental aim of Green Belt policy is to 

prevent urban sprawl by keeping land permanently open”. Openness is therefore seen by policy 

as the means of preventing urban sprawl and, as paragraph 142 also states, it is one of the 

two essential characteristics of Green Belts (the other being permanence). However, 

openness is not defined in the NPPF. 

PPG (reference id: 64-013-20250225) covers ‘What factors can be taken into account when 

considering the potential impact of development on the openness of the Green Belt?’. It states: 

“Assessing the impact of a proposal on the openness of the Green Belt, where it is relevant to do so, 

requires a judgement based on the circumstances of the case. By way of example, the courts have 

identified a number of matters which may need to be taken into account in making this assessment. 

These include, but are not limited to: 

 openness is capable of having both spatial and visual aspects – in other words, the visual 

impact of the proposal may be relevant, as could its volume 

 the duration of the development, and its remediability – taking into account any provisions to 

return land to its original state or to an equivalent (or improved) state of openness 

 the degree of activity likely to be generated, such as traffic generation”  
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This excerpt from the PPG makes clear that assessing the impact of a proposal on the 

openness of the Green Belt requires a judgement based on the circumstances of the case. It 

identifies a number of matters (spatial and visual considerations, duration, irremediability 

and degree of activity) which may need to be taken into account but makes clear that this is 

not an exhaustive list. 

Whilst the spatial aspect of openness is relevant only within the site where development is 

to take place, other aspects can be relevant to the wider Green Belt beyond the site 

boundary. For example, the inclusion of visual aspects when considering impact on 

openness indicates that openness should be considered not only in terms of the site itself 

but also in terms of the wider Green Belt. If development takes place on a Green Belt site 

that has a high level of visual containment, the development may not be visible from the 

wider Green Belt and consequently may not change the perception of openness within the 

wider Green Belt beyond the site boundary. On the other hand, a development that is 

highly visible from the wider Green Belt could affect the perception of openness within the 

wider Green Belt, thus increasing the harm to openness. 

The degree of activity can similarly affect the perception of openness beyond the site 

boundary by signalling the presence of a development. Duration and irremediability are 

relevant to considerations of openness, both within the site of a potential development and 

within the wider Green Belt beyond the site boundary. 

2.3. Green Belt Harm 

Where the proposed development is ‘inappropriate’ (for example if the site does not meet 

the definition of ‘grey belt’ in section 2.1.3 above), it will need to meet the test for 

‘inappropriate development’ in the Green Belt as set out in NPPF paragraph 153. The test 

requires potential harm to the Green Belt “by reason of inappropriateness” to be considered. 

Inappropriateness is not defined in the NPPF or elsewhere, but its meaning can be 

discerned from paragraph 154(h), which states that certain forms of development are not 

inappropriate “provided they preserve its openness and do not conflict with the purposes of 

including land within it". In relation to the specified forms of development, therefore, the 

tests as to whether or not they are inappropriate, are whether or not they harm the 

openness of the Green Belt or conflict with Green Belt purposes. Paragraph 154(b) sets the 

same tests for buildings for outdoor sport and certain other uses.  

It is therefore clear that the considerations to be taken into account in assessing harm to the 

Green Belt for the purposes of paragraph 153 are potential loss of openness (discussed in 

section 2.2 above) and conflict with Green Belt purposes. 

Where required, harm to the Green Belt, both in terms of openness and Green Belt 

purposes, is assessed at Section 5.0. 

2.4. Local Policy 

The Site is within the authority of the London Borough of Bromley. Relevant adopted and 

emerging planning policy documents are as follows (refer to Figure 2 for planning context): 

 London Plan (adopted March 2021)
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 Adopted Bromley Local Plan (adopted January 2019) 

 Regulation 18 Issues and Options Bromley Local Plan (published April 2023) 

2.4.1. London Plan (2021) 

Policy G2 Green Belt requires Green Belt to be protected “from inappropriate development: 

1) development proposals that would harm the Green Belt should be refused except where very 

special circumstances exist,  

2) subject to national planning policy tests, the enhancement of the Green Belt to provide 

appropriate multi-functional beneficial uses for Londoners should be supported.“ 

2.4.2. Bromley Local Plan (2019) 

Policies 49 to 53 concern the Green Belt, with the most relevant to this assessment being:  

Policy 49 The Green Belt states that “Within the Green Belt permission will not be given for 

inappropriate development unless very special circumstances can be demonstrated that clearly 

outweigh the harm by reason of inappropriateness or any other harm. “ 

2.4.3. Regulation 18 Issues and Options Bromley Local Plan (2023) 

Given the early stages of the emerging Local Plan, no policies are set out within this 

document, but Green Belt is a key theme within Section 7 Green Infrastructure, Open Space 

and Biodiversity. At paragraph 7.26, it states that ‘The strong emphasis on protecting Green 

Belt … as set out in national and regional policy will be a key consideration when preparing the 

Bromley Local Plan’.  

2.5. Local Green Belt Review 

No Green Belt Review or Assessment has been undertaken by Bromley Borough Council.  

Greater London Authority (GLA) will be undertaking a Green Belt review to inform future 

London Plan, but there is no current Green Belt Review or Assessment.  

 

MGLA250925-4966 - EIR Response



 

 

9686/GBA 

6 

3.0 Methodology 

3.1. Introduction 

The following flowchart illustrates the decision-making process required by NPPF 

paragraphs 153-155, as set out in section 2 above. This report addresses the points 

highlighted in yellow. The remaining parts of paragraphs 153-155 are addressed in the 

Planning Statement. 

 

 

MGLA250925-4966 - EIR Response



MGLA250925-4966 - EIR Response



MGLA250925-4966 - EIR Response



MGLA250925-4966 - EIR Response



MGLA250925-4966 - EIR Response



MGLA250925-4966 - EIR Response



9686/GBA 

12 

 Visual – The perceived openness, or otherwise, of the Green Belt as seen from within

the Site and the wider Green Belt. The extent of the ‘wider Green Belt’ to be assessed is 

informed by the Zone of Visual Influence in the accompanying LVIA, which identifies 

where potential views towards the Site and proposed development may occur.  

At this baseline stage, the assessment does not consider duration, irremediability and 

degree of activity, since these relate directly to the proposed development rather than the 

existing, undeveloped Site. 

3.3. Assessment of Proposed Development (see section 5.0) 

This part of the methodology assesses the extent (if any) to which the proposed 

development would change the baseline assessments of Green Belt purposes and openness. 

3.3.1. Proposed Development 

To inform the assessment, aspects of the proposed development that are relevant to Green 

Belt are identified and described. Proposals are described once all work is complete with 

any proposed planting mature to represent the resulting permanent development. This 

approach is taken given that para 142 of NPPF states that one of the essential characteristics 

of Green Belts are their ‘permanence’. In addition, proposals that could constitute ‘physical 

features that are readily recognisable and likely to be permanent’ in accordance with NPPF 

paragraph 149(f) and could be used to define a future realignment of the Green Belt 

boundary around the outer edge of the residential development are described. 

3.3.2. Green Belt Openness 

The openness of the Site with the application scheme in place is assessed, taking into 

account the spatial and visual considerations as used at the baseline stage (see section 3.2.2) 

and the additional matters identified in PPG, defined below:  

 Duration & Irremediability – Whether the proposed development will be temporary

or permanent, and whether the Site can subsequently be reinstated to an ‘open’ 

condition. 

 Degree of Activity – The additional activity the proposals would bring about (for

example in terms of vehicular or pedestrian movements, by noise, etc) and how this 

would affect the perception of openness within the Site and the wider Green Belt 

(extent as described at 3.2.2 for visual). 

Any changes from the baseline assessment are identified and described. 

3.3.3. Green Belt Purposes 

Using the same criteria as at the baseline stage, the extent to which the Site and the wider 

Green Belt would perform Green Belt purposes is reassessed with the proposed 

development in place, enabling any change from the baseline assessment to be identified. 
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4.0 Baseline Green Belt Assessment 

4.1. Site Context 

As identified on Figure 1, the Site is located to the east of St Mary Cray, a neighbourhood to 

the north of Orpington, approximately 1km to the north-east of Orpington’s High Street. 

The village of Crockenhill is located over 2km east of the site. Swanley is the nearest town, 

beyond Orpington, located approximately 2.5km north-east of the Site beyond the A20. 

4.1.1. Topography 

The topography of the Site and its surrounding area is shown on Figure 3. St Mary Cray is 

located along the valley of the River Cray which flows from the south to the north at 

approximately 40-50m AOD. To the east and west of the river, land rises up the valley sides 

to approximately 80m AOD at about 1km from the watercourse. Beyond, land falls to the 

east associated with a localised valley that feeds into the River Cray to the north, before 

rising again up to approx. 120 m AOD, associated with the Kent Downs. 

The Site is located on the lower-lying west facing valley slope of the River Cray. Please 

refer to paragraph 4.2.1 for more information about the site terrain. 

4.1.2. Vegetation 

Within the landscape surrounding the Site, as shown on Figure 4, woodland and tree cover 

is relatively extensive to the east of St Mary Cray. This is notably associated with woodland 

blocks located along the ridge to the River Cray valley; and alongside local lanes and major 

transport infrastructure, in particular the railway linking St Mary Cray with Swanley, all of 

which give the rural landscape around St Mary Cray a wooded skyline. Large scale arable 

fields, with occasional hedgerow and hedgerow trees are often in contrast to the woodland 

blocks on higher ground. 

Vegetation within the Site is limited to the field boundaries generally to the west of the site. 

There is no hedgerow along the eastern boundary of the site, which allows open views to 

rising land to the east. The nearest significant woodland is Kynaston Wood, which is an 

ancient woodland located on the ridge of valley slope, along Waldens Road circa 250m to 

the west of the Site. Further description of Site vegetation is provided at section 4.2. 

4.1.3. Heritage 

As shown on Figure 2, the historic core of St Mary’s Cray is located along the valley floor of 

the River Cray, defined by numerous listed buildings and St Mary Cray Conservation 

Area. There is no relationship between the Site and the historic core of St Mary Cray. 

To the north of the Site boundary is Grade II* Kevington Hall. In winter, when leaves are 

off trees, there are filtered views from within the Site to the listed building through 

boundary vegetation associated with Crockenhill Road, which are obscured when leaves 

are on trees.  
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4.1.4. Settlement Pattern 

St Mary Cray was a linear settlement that had developed along the valley floor of the River 

Cray, making use of fast running water to power industry in Victorian times. Following 

WWII, the growth of London had extended east to reach St Mary Cray and merge with 

Orpington to the south, even extending beyond the Site to the south-east. By the late 20th 

Century, development had consolidated previous gaps and extended further north-east, 

resulting with built extent generally in alignment with the Site to the north and south.  

Figure A: Historical growth of St Mary Cray 

 

Beyond the Greater London urban area, there are a number of hamlets and villages, 

including Kevingtown which is the closest to the Site, approximately 400m to the east, and 

Crockenhill being the closest village at just over 2km away to the east, both located along 

the B258 (Crockenhill Road). 

4.1.5. Visual Context (refer to Figure 5) 

From the wider countryside, views facing east towards the Site and St Mary Cray are 

largely defined by extensive features of built form interspersed with tree cover, with large 

scale arable fields providing the foreground including woodland blocks upon ridgelines, as 

demonstrated by LVIA viewpoint 4. 

The localised ridgeline that wraps around the north, east and south of the Site prevents 

views from landscape beyond, which is further obstructed by woodland and tree cover 
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upon this higher ground (as demonstrated in LVIA Illustrative Viewpoint A – Kent 

Downs). Consequently, views towards the Site are extremely limited (maximum 500m 

distance) from the surrounding countryside to the east of St Mary Cray, as described by the 

Landscape and Visual Impact Assessment (LVIA) accompanying the planning application. 

To the west, visibility of the Site is limited to residential streets that are either adjacent to 

the Site (LVIA viewpoints 1, 2, 5 and 6), or from streets that are oriented towards the Site 

from more elevated locations on the opposite side of the rising valley slope (LVIA 

viewpoint 7 along Friar Road). From this more distant viewpoint, views towards a sliver of 

the eastern-most edge of the Site are glimpsed between built form, rooftops, vegetation and 

other features associated with St Mary Cray. Land beyond the Site is visible rising beyond, 

with Kynaston Wood providing a significant woodland feature on the skyline. 

4.1.6. Immediate Context 

The immediate context surrounding the Site is as follows, illustrated on Figure 4 (Aerial 

Photograph):  

 To the south running along Cockmannings Road is the northern urban extent of

Orpington, primarily consisting of semi-detached bungalows to the east, with two-

storey semi-detached dwellings towards the west. 12 storey apartment blocks are 

found further south off Chelsfield Lane and are visible from within the Site. A 

hedgerow and occasional hedgerow trees run along the north of Cockmannings Road 

immediately adjacent to the site.  

 To the west is the urban extent of St Mary Cray, with two storey semi-detached and

terraced residential properties along Rutland Way to the south-west, and Hodson 

Crescent to the north-west. Immediately west is St Mary Cray Recreation Ground, 

which has a more informal area adjacent to the Site, with formal sports pitches in its 

northern area, including a sports pavilion. Sholden Gardens further west includes up 

to 4 storey apartment buildings. Trees and shrub vegetation are located primarily 

along the south-western boundary of the Site, which separate it from the Recreation 

Ground and the Rutland Way cul-de-sac. 

 To the north, the Site is bounded by two storey semi-detached residential properties

associated with Burrfield Drive to the north-west, and Crockenhill Road (B258). 

Ruderal vegetation is generally found along the edges of the Site in this location, with 

exception to a hedgerow that runs along Crockenhill Road. Kevington Hall is set back 

north of Crockenhill Road, opposite the Site. 

 To the east lies open arable farmland which rises up to Kynaston Wood and the well-

vegetated Waldens Road, which broadly follow the localised ridgeline providing a 

treed skyline to the Site. Ruderal vegetation and a post and wire fence marks the Site 

boundary. 

4.2. Site Description 

The Site (approximately seventeen hectares) consists of a three, orthogonal fields. The 

largest covers approximately 70% of the site to the south, with the remaining two smaller 

fields located to the north. The site is bound by Crockenhill Road (B258) and Burrfield 
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Drive development to the north, residential development of Hodson Crescent and Rutland 

Way to the west along with St Mary Cray Recreation Ground, residential development 

associated with Cockmannings Road to the south and open arable fields to the east. 

4.2.1. Site Terrain 

The terrain of the Site is relatively low-lying, with gentle undulations associated with 

underlying valley topographies formed not only by the general slope towards the River 

Cray to the west, but also a gentle valley that runs across the centre of the Site in an east-

west direction. These localised variations give parts of the Site a sense of topographical 

containment. The site rises from 52m AOD adjacent to Hodson Crescent in west of Site, to 

63m AOD in the south-east corner of Site adjacent to Crockenhill Road. Land beyond the 

Site continues rising east to a localised ridge c. 80m AOD approximately 500m from the 

Site, wrapping to the north, east and south of the Site.  

4.2.2. Site Fabric 

As illustrated by LVIA Viewpoint 3, the Site is currently undeveloped land consisting of 

arable fields adjacent to the settlement edges of Orpington and St Mary Cray. The two 

smaller fields in the north of the Site are bounded by embankments covered with ruderal 

vegetation, with exception to the hedge that follows Crockenhill Road. The large field in 

the south of the Site has the greatest field boundary vegetation with a hedgerow that 

follows Cockmannings Road, as well as hedgerow and roadside trees, along with trees and 

vegetation adjacent to Rutland Way. The eastern edge of the Site is open with ruderal 

vegetation and a post and wire fence delineating the Site boundary.  

 Three public rights of way cross the Site as follows: 

 Footpath FP180 – east-west route connecting St Mary Cray Recreation Ground 

through the centre of the Site with Kynaston Wood/Waldens Road 

 Footpath FP179 – a ‘U’ shaped route that provides a north-south connection between 

Crockenhill Road and Cockmannings Road along the eastern boundary of the Site, 

before heading west along Cockmannings Road / Chelsfield Lane and back north-west 

towards the Site’s boundary with the St Mary Cray Recreation Ground. 

4.2.3. Visual Environment of Existing Site 

In summary from the above analysis, views towards the Site are extremely localised due to 

underlying topography, surrounding vegetation and built form. This means that views are 

generally limited to being: along the Site boundary itself; along public rights of way that 

cross the site; within 500m of Site boundary to the east; or in isolated pockets of visibility 

from elevated residential areas within St Mary Cray to the west, as outlined within the 

accompanying LVIA.  

Views from the east towards the Site are across large scale arable fields in the foreground, 

with built form clearly visible around the Site associated with the current edge of 

Orpington and St Mary Cray. This mirrors views from within the Site found along its 

boundaries or the public footpaths that cross it, where views of the open arable fields 

within the site are edged by residential development that back or front onto the Site. 
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Views from within St Mary Cray upon elevated locations are across and through 

intervening built forms and features associated with the neighbourhood, with only slivers 

of the eastern edge of the Site glimpsed. Land to the east beyond the Site, rising to 

Kynaston Wood and Waldens Road, is more clearly visible. 

Overall, the lower lying elevation of the Site within the Cray Valley, as well as existing 

residential areas to three sides of the Site, contribute to the Site’s urban fringe character. 

4.3. Existing Openness of the Green Belt 

4.3.1. Spatial 

Local Green Belt Context 

The area of Bromley Borough’s Green Belt within which the Site is located primarily 

protects land to the east of Orpington (and St Mary Cray) up to the borough boundary 

approximately 2km to the east. Broadly, this area of the Green Belt extends from the A20 to 

the north and the A21 to the south. Within this wider area of the Green Belt, there is the 

village of Chelsfield, a handful of small hamlets, such as Kevingtown, Hockendon and 

Maypole and numerous farmsteads and occasional properties along the rural lanes that 

criss-cross the area. 

In terms of transport infrastructure, this area of the Green Belt includes: the railway line 

connecting Swanley and St Mary Cray which is either in cutting or embankment as it 

crosses the land; B258 (Crockenhill Road) connecting St Mary Cray with Crockenhill (latter 

within Sevenoaks District); and a number of meandering rural lanes. 

Site 

As outlined in section 4.2, the Site is an open area of land, characterised by three arable 

fields bounded by ruderal vegetation, hedgerow and occasional trees. There is no built 

development or areas of hardstanding. 

4.3.2. Visual 

Local Green Belt Context 

The land within the wider Green Belt (extent as described at 4.3.1) is strongly undulating 

with established hedgerow and field boundaries along lanes, which including blocks of 

woodland upon elevated ground, creates an intimate and generally visually enclosed 

landscape that can be described as deeply rural. However, this contrasts with the large 

scale arable fields in the area which allow for occasional long distance views, where gaps in 

vegetation permit, from elevated locations. These long-distance views facing west are 

typically towards the expansive townscape of Orpington, and greater London beyond, 

thereby reducing the sense of rurality in these locations. 

Site 

As described at section 4.2 above, the Site sits upon the lower-lying slopes of the Cray 

valley. The ridge of the valley rises to the east, wrapping the Site to the north, east and 

south at a distance of c. 500m. Views from the wider landscape beyond this ridgeline 

towards the Site are therefore obstructed due to this topography, as well as vegetation 
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along the ridge. Views west of the ridgeline are limited due to the vegetation along 

Wardens Road, as well as Kynaston Wood. However, where views are available the Site is 

perceived as part of arable farmland nestled into the built edge of Orpington and St Mary 

Cray, which is possible due to the relatively open eastern edge of the Site. Notwithstanding 

this, the close proximity and the wide extent of the existing edge of Orpington and St Mary 

Cray around the edges of the majority of the Site have a significant urbanising influence, as 

well as views to the wider townscape beyond to the south and west (i.e. tower blocks in 

Orpington, dwellings associated with St Mary Cray rising on the opposite valley slope 

etc.). 

4.4. Existing Contribution to Green Belt Purposes 

4.4.1. Purpose A: To check unrestricted sprawl of large built-up areas 

Existing development associated with St Mary Cray and Orpington are considered for this 

purpose to be ‘large built up areas’, which are found adjacent to the Site. The Site is 

enclosed by existing development to the north-west, west and south of the Site, which 

comprises c. 60% of the Site’s perimeter. Existing development associated with Orpington 

continues further east by c. 370m beyond the Site’s eastern boundary along Cockmannings 

Road immediately south of the Site. Visibility of existing development associated with St 

Mary Cray and Orpington exerts an urban influence across all of the Site. The eastern 

boundary of the Site has a public right of way (FP179) that marks its physical boundary.  

Figure B: Extent of existing large built area adjacent to site 

It is therefore judged that the Site makes, at most, a Moderate contribution to check 

unrestricted sprawl and, accordingly, does not strongly contribute to purpose (a). 
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4.4.2. Purpose B: To prevent neighbouring towns merging into one another. 

The Site is located between London (Orpington District) and Swanley to the east, a town 

identified in Sevenoaks District Council’s Settlement Hierarchy document dated July 2022. 

PPG notes that purpose (b) “relates to the merging of towns, not villages”, therefore the hamlet 

of Kevingtown and the village of Crockenhill are not relevant to purpose (b). 

 Swanley: At the site, the gap between London and Swanley is c. 2.6km, with a

ridgeline associated with the crest of the River Cray valley in the middle which 

visually and physically separates the settlements. Existing development associated 

with London, north of the site, is closer to Swanley at c. 2.2km distance.  

Figure C: Distance between neighbouring towns in relation to site 

PPG guidance states “areas that contribute weakly are likely to include those that… form part of a 

gap between towns, but only a very small part of this gap, without making a contribution to visual 

separation”. It is therefore judged that the Site makes, at most, a Weak contribution to 

preventing towns merging and, accordingly, does not strongly contribute to purpose (b). 

4.4.3. Purpose C: To assist in safeguarding the countryside from encroachment. 

The Site is surrounded on three sides by the existing edge of Orpington and St Mary Cray 

to the immediate north, south and west. Built form associated with these edges exerts an 

urban influence across the site whether through the buildings themselves or boundary 

structures (refer to Figure B). 

It is judged that the Site makes, at most, a Moderate contribution to safeguard the 

countryside from encroachment and, accordingly, does not strongly contribute to purpose 

(c). 
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4.4.4. Purpose D: To preserve the setting and special character of historic towns. 

It is not considered that Orpington District is an historic town. As outlined with the 

Planning Advisory Service guidance ‘Planning on the Doorstep: The Big Issues – Green 

Belt’ (2015), historic towns “is generally accepted as relating to very few settlements in practice. 

In most towns there already are more recent developments between the historic core, and the 

countryside between the edge of the town”. Development adjacent to the site associated with 

Orpington District was built in mid to late 20th Century, therefore the setting and special 

character of the historic core (which is primarily Victorian era) has already been impacted. 

Notwithstanding the above, as illustrated on Figure 2, the site is separated from St Mary 

Cray Conservation Area by intervening built form and vegetation by c. 250m and there is 

no intervisibility. 

Accordingly, the Site’s contribution to preserving the setting and special character of 

historic towns is None and therefore does not strongly contribute to purpose (d). 

4.4.5. Summary of Existing Contribution to Green Belt Purposes 

Green Belt Purpose Existing Contribution Judgement 

Purpose A: To check unrestricted sprawl of 

large built-up areas 

Moderate 

Purpose B: To prevent neighbouring towns 

merging into one another 

Weak 

Purpose C: To assist in safeguarding the 

countryside from encroachment 

Moderate 

Purpose D: To preserve the setting and 

special character of historic towns 

None 

4.4.6. Grey Belt 

The above assessment demonstrates that the Site does not strongly contribute to any of 

purposes (a), (b) or (d), with purpose (c) not of relevance to the consideration of whether 

land would meet the definition of grey belt (albeit the Site is concluded to only make an at 

most moderate contribution to this purpose).  Taken together with the conclusions in the 

Planning Statement in relation to footnote 7, the Site therefore falls within the definition of 

grey belt set out in Annex 2 to the NPPF.  
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5.0 Effects on Green Belt 

5.1. Proposed Development 

The proposed development will include the construction of up to 325 dwellings and 

associated road infrastructure and open space. 

The development proposals includes 7.95 hectares of green infrastructure encompassing a 

sequence of green spaces within the development accommodating amenity space, play 

space and drainage features. The eastern edge of the Site will feature a new 15m wide tree 

belt in order to deliver a future defensible Green Belt boundary feature.  

The proposed development area, encompassing up to 325 dwellings measures 8.2 hectares 

and covers 48% of the site, as demonstrated on the parameter plan that accompanies the 

planning application. This development will include buildings such as dwellings, private 

gardens, garages, sheds as well as hard standing for roads, paths, parking areas, driveways 

and other built infrastructure such as walls, fences, lighting, street furniture, signage, utility 

boxes etc. Dwellings would comprise predominantly 2 storey houses along with a smaller 

proportion of 2.5 and 3 storey houses/apartments within the core of the Site to enliven the 

street scene and along the central green corridor, as outlined in the accompanying Design 

and Access Statement.  

5.2. Green Belt Openness 

5.2.1. Spatial 

As the Site has no built elements within it, built development would occur across 

approximately 48% of the Site area, comprising building footprints and hard 

standing/structures (i.e. walls, fences, street furniture, lighting columns etc). Extending 

across the majority of the Site, this would be a fundamental change within the Site itself.  

5.2.2. Visual 

Visual considerations are particularly relevant to the perception of openness within the 

wider assessment parcel. Visibility of the proposed development from the adjoining Green 

Belt landscape will be limited by the localised ridgeline that wraps around the edge of St 

Mary Cray, c. 500m from the Site, as well as the proposed 15m wide tree belt along the 

eastern edge of the Site, screening and softening views of the majority of proposed built 

form from the wider Green Belt. Consequently, the proposed development will only be 

visible within close proximity to the Site and/or alongside the existing edge of Orpington 

and St Mary Cray. In this context, the proposed development would result in a minor 

alteration to the perception of openness.  

5.2.3. Duration and Irremediability 

The proposed development can be regarded as permanent and not remediable. 

MGLA250925-4966 - EIR Response



9686/GBA 

23 

5.2.4. Degree of Activity 

In relation to the degree of activity, the proposal may at times be more noticeable than 

existing movement and noise created by Orpington/St Mary Cray immediately adjacent to 

the site during the construction phase. This would be  due to activities such as the 

movement of plant and materials, features such as stored materials, the occasional use of 

cranes and construction noise. However, the construction period will be relatively short-

lived. Given that NPPF paragraph 142 states that one of the essential characteristics of 

Green Belts is permanence, greater emphasis should be given to the longer-term effects 

once the development has been completed than to short term effects during construction.  

During the operational phase, there would be increased movements of vehicles and 

pedestrians within the Site and at the Site entrance on Crockenhill Road and 

Cockmannings Road; with increased pedestrian movements from the Site towards St Mary 

Cray Recreation Ground to west, as well as along the aforementioned roads. However, 

these routes already have high levels of activity associated with public footpaths and local 

roads, therefore the perceived increase to activity would be minor. From within the 

adjoining Green Belt land, there is likely to be a minor increase in the perception of activity 

along public rights of way to the east of the Site, as well as St Mary Cray Recreation 

Ground to the west. There would be some increase in vehicular traffic along Crockenhill 

Road and Cockmannings Road moving east and west, but given the existing adjacent 

development associated with Orpington and St Mary Cray, it is expected that this would 

be a minor difference.  

5.2.5. Degree of harm 

Taking into account the various effects on openness outlined from section 5.2.1 altogether 

and using the scale of harm set out at section 3.3.5, it is considered that there would be a 

Major loss of openness within the Site itself, such that post development the baseline will 

be fundamentally changed.  

This harm diminishes beyond the Site boundaries due to the proposed 15m tree belt along 

the eastern boundary, and existing built form associated with Orpington and St Mary Cray. 

Whilst the proposals would be visible from roads adjacent to the Site boundary (i.e. 

Cockmannings Road and Crockenhill Road), the areas that lie within Green Belt are 

already primarily dominated by built development / the edge of Orpington/St Mary Cray. 

Beyond the Site boundary as land rises to the east, the rooftops of the proposed 

development would be perceptible as a sliver above the mature proposed tree belt along 

the eastern Site boundary. This would increase the amount of perceived built form, and 

therefore it is judged that there would be a Moderate-Minor degree of harm to openness 

from the Site boundary up to 500m east of the Site, and Negligible beyond, due to the 

screening effects of topography. 

5.3. Green Belt Purposes 

5.3.1. Purpose A) to check the unrestricted sprawl of large built-up areas 

As stated at section 4.5.1 above, the Site makes a Moderate contribution to purpose a), 

adjoining Orpington and St Mary Cray and acting as an additional barrier to sprawl. Given 
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the existing urban edge of Orpington and St Mary Cray to the north, west and south of the 

Site providing containment, the only remining ability for sprawl to occur is to the east. 

Should the Site be developed, this would not result in an incongruous pattern of 

development, rather it would round off the existing large built-up area. The proposed 15m 

wide tree belt along the eastern edge of the site alongside the public footpath delineating 

the site boundary will provide a new, defensible feature that will provide definition and 

containment. Perceptually, development would be primarily visually contained with 

rooftops appearing as a sliver above the tree line as ground levels rise to the east.  

Figure D: Urban extent of illustrative masterplan in relation to existing large built up 

area. 

Consequently, it is assessed that the level of harm in relation to purpose a) is Moderate, i.e. 

that post development the baseline will be partially altered with noticeable changes. 

5.3.2. Purpose B) to prevent neighbouring towns merging into one another 

As noted at Section 4.5.2, the Site plays a weak role in the separation between London and 

Swanley. The easternmost edge of London is located approximately 2.2km from the nearest 

edge of Swanley. The Site, at its nearest point, is located approximately 2.6km from 

Swanley (as illustrated in Figure ). Development of the Site would extend the built edge of 

London approximately 100m closer to Swanley, but would not reduce the gap between the 

two settlements at their closest point.  

As set out in the visual analysis, the localised ridgeline east of the Site visually separates 

London from Swanley, which is further enhanced by woodland vegetation on high ground 

resulting in no intervisibility between the two settlements. Consequently, it is assessed that 

the level of harm in relation to purpose b) is Negligible, i.e. that post development the 

baseline will be largely unchanged. 
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5.3.3. Purpose C) to assist in safeguarding the countryside from encroachment 

Since the Site lies outside the settlement boundary, the proposed development would by 

definition cause a degree of encroachment on the countryside. However, in perceptual 

terms, as described in section 4.5.3, the Site is subject to urbanising influences. 

Consequently, it is judged that the Site has a Moderate contribution to purpose c).  

Given that the increase in encroachment will be limited to the Site itself, and that there 

would be a low perception of encroachment on the wider Green Belt, it is assessed that the 

level of harm in relation to purpose c) is Moderate, i.e. that post development the baseline 

will be partially altered with noticeable changes. 

5.3.4. Purpose D) to preserve the setting and special character of historic towns 

As set out at Section 4.4.4,Orpington is not considered to be an historic town and there is 

no intervisibility between the Site and the historic setting of St Mary Cray due to 

intervening vegetation and existing built development. It is therefore considered that there 

is Negligible harm to this purpose. 

5.3.5. Summary of harm to Green Belt Purposes 

Green Belt Purpose Harm Assessment 

Purpose A: To check unrestricted sprawl of 

large built-up areas 

Moderate  

Purpose B: To prevent neighbouring towns 

merging into one another 

Negligible  

Purpose C: To assist in safeguarding the 

countryside from encroachment 

Moderate 

Purpose D: To preserve the setting and 

special character of historic towns 

Negligible 

5.4. Paragraph 155(a) Test 

As outlined in sections 4.3.1 and 4.3.2 above, the wider Green Belt (i.e. plan area of Bromley 

Borough) generally protects land to the east of Orpington (and St Mary Cray) up to the 

borough boundary approximately 2km to the east. Broadly, this area of the Green Belt 

extends from the A20 to the north and the A21 to the south.  

The above table at 5.3.5 assesses that the proposed development would not fundamentally 

diminish the separate performance of any of the Green Belt purposes in the wider Green 

Belt, i.e. no Major harm. Taking together all four purposes, assuming that each purpose is 

MGLA250925-4966 - EIR Response



9686/GBA 

26 

weighed equally, it can be judged that the average harm would be Minor across the wider 

Green Belt area.   

Consequently, the proposed development would not “fundamentally undermine the purposes 

(taken together) of the remaining Green Belt across the area of the plan”. The proposed 

development therefore meets the requirements of NPPF paragraph 155(a). The Planning 

Statement assesses the remaining parts of paragraph 155 to reach a conclusion as to 

whether the development would be ‘not inappropriate’. 

5.5. Summary of Green Belt Harm 

In summary, the assessment has identified that the proposed development will give rise to 

the following harm to the Green Belt: 

 Openness: Major harm within the Site itself, diminishing to Moderate-Minor harm

beyond the Site boundary to approximately 500m east of the Site up to the localised 

ridgeline seen in the context the existing settlement edge of Orpington and St Mary 

Cray; Negligible harm to Green Belt openness beyond. 

 Purposes: Moderate harm arising from conflict with purpose a); Negligible harm

arising from conflict with purpose b); Moderate harm arising from conflict with 

purpose c); Negligible harm with purpose d). 
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Hi 

Further to our discussion, please see below a link to a video from the Local MP with Local Councillors for
your information:

We must not allow our green belt to be concreted over in St Mary Cray

Kind Regards

 
Associate Director

M 
E  nexusplanning.co.uk
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Hopefully this is all clear, but please let me know if you have any questions.

Best,

  ​​​​

Senior Planner

​
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Subject: Crockenhill Road - GLA Meeting Agenda

Hi all,

Ahead of tomorrow’s pre-application meeting, please find attached a meeting agenda.

@   and @   could you please forward this onto the rest of your
team.

Kind regards,

 

Principal Strategic Planner
GREATERLONDONAUTHORITY
Union Street, London, SE1 0LL

london.gov.uk
london.gov.uk

This message has been scanned for viruses by the Greater London Authority. 

Click here to report this email as spam.

We are London.  Find out about the work of the Mayor, the London Assembly,
and the Greater London Authority. https://www.london.gov.uk/

GREATER LONDON AUTHORITY NOTICE: 
The information in this email may contain confidential or privileged materials. For more information
see https://www.london.gov.uk/about-us/email-notice/

We are London.  Find out about the work of the Mayor, the London Assembly,
and the Greater London Authority. https://www.london.gov.uk/
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Land South of Crockenhill Road, St Mary Cray 

Design Code Structure 

Introduction – Purpose, Structure etc 

Part A: Background 

Masterplan Principles 

Sustainability and Nature Recovery 

Regulating Plan 

Part B: Coding 

Green & Blue Infrastructure Codes 

• General Approach

• Key Spaces

o Landscape and public realm

o Function and character

o Play

o Connectivity

• Incidental Spaces

• Site Boundary Interfaces

• Trees & Hedgerows

• Planting

• Surface Water & SuDS

• Hard Materials

• Furniture
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Built Form Codes 

• Urban Design Principles – Street/Space Frontage, marker buildings

• Character Areas

o Building Typology & Heights

o Building Design – High level strategy on entrances, frontages,

roofscape, 

o High level approach to use of Materials

Street Codes 

• General Approach

• Primary Street

• Secondary Street

• Tertiary Streets and Mews

• Junctions & Crossings

• Parking

o General Approach

o On-Plot Parking

o On Street Parking

o Courtyard Parking

Plot Codes 

• Introduction

• Boundaries

• Biodiversity & Wildlife

• Waste & Refuse

• Other Details

Part C: Design/Compliance Checklist 

9686/NL/16.08.25 
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From:  
To:    
Cc:  
Subject: Re: Crockenhill Road - GLA Meeting Agenda
Date: 23 September 2025 10:29:13
Attachments: image001.png

image002.png
image325408.png
image536308.png

CAUTION:  This email originated from outside this organisation. Do not click links or open
attachments unless you recognise the sender and know the content is safe.

Hi 

Thanks for the update, that’s great.

The latest TfL meeting was on the 19th August.

Kind Regards

  ​​​​

Associate Director

M 
E  nexusplanning.co.uk

LONDON | BIRMINGHAM | BRISTOL | MANCHESTER | READING
​
​nexusplanning.co.uk 

IMPORTANT - this e-mail and the information that it contains may be confidential, legally privileged and protected by law. Access by
the intended recipient only is authorised. Any liability (in negligence or otherwise) arising from any third party acting, or refraining
from acting, on any information contained in this e-mail is hereby excluded. If you are not the intended recipient, please notify the
sender immediately and do not disclose the contents to any other person, use it for any purpose, or store or copy the information in
any medium. Copyright in this e-mail and attachments created by us belongs to Nexus Planning Limited: the author also asserts the
right to be identified as such and object to any misuse. Should you communicate with anyone at Nexus Planning Limited by e-mail,
you consent to us monitoring and reading any such correspondence. Nexus Planning Limited Tel. +44 (0) 20 8938 3177 E-Mail:
info@nexusplanning.co.uk

From:   < london.gov.uk>
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