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planning report GLA/5510/01  

2 June 2020 

Croydon College Annexe 

in the London Borough of Croydon 

planning application no. 20/00663/FUL  

Strategic planning application stage 1 referral 

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 2007; 
Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Demolition of existing building and redevelopment of the Croydon College Annex site to provide a new 
part 12, part 4 storey building with ground and first floor creative and cultural industries enterprise 
centre (Class D1/B1) with ancillary exhibition space, and 93 residential units (Class C3) above.  

The applicant 

The applicant is Stonegate Homes Croydon Limited, and the architect is Ece Architecture.  

Strategic issues summary 

Principle of development: The redevelopment of this site for residential-led mixed use purposes is 
supported in principle. The inclusion of the creative and cultural industries enterprise centre is also 
strongly supported. 

Housing: The affordable housing offer is 22%, all intermediate tenure, which fails to provide a range 
of products for mixed and balanced communities, in line with the Mayor’s Intend to Publish London 
Plan Policy H6. GLA officers will work with Croydon Council and the applicant to rigorously review the 
scheme’s FVA to ensure the maximum amount of genuinely affordable housing is secured. Early and 
late stage reviews must be secured. 

Urban design and heritage: The general design approach is supported, however, further information 
is needed. A fire statement must be submitted in accordance with Policy D11 of the Mayor’s Intend to 
Publish London Plan. The proposals would cause less than substantial harm to the neighbouring 
heritage assets, which would be outweighed by the public benefits of the development which would 
include: improved pedestrian permeability; housing and affordable housing; a Creative and Cultural 
Industries Enterprise Centre. 

Environment: The applicant should provide additional technical information and mitigation in relation 
to energy, water and urban greening. 

Transport: The amount of car parking should be reduced, further details of the cycle parking must be 
provided, and the trip generation should be revisited. A contribution is requested to mitigate the 
cumulative impact to public transport capacity. 

Recommendation 

That Croydon Council be advised that the application does not comply with the London Plan and the 
Mayor’s Intend to Publish London Plan for the reasons set out in paragraph 64 of this report. However, 
the resolution of those issues could lead to the application becoming compliant with the London Plan. 
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Context 

1 On 28 April 2020 the Mayor of London received documents from Croydon Council 
notifying him of a planning application of potential strategic importance to develop the above site 
for the above uses. Under the provisions of The Town & Country Planning (Mayor of London) 
Order 2008 the Mayor must provide the Council with a statement setting out whether he 
considers that the application complies with the London Plan, and his reasons for taking that 
view. The Mayor may also provide other comments. This report sets out information for the 
Mayor’s use in deciding what decision to make. 

2 The application is referable under Category 1C 1.(c) of the Schedule to the Order 2008: 

 “Development which comprises or includes the erection of a building of… more than 30 
metres high and is outside the City of London.” 

3 Once Croydon Council has resolved to determine the application, it is required to refer it 
back to the Mayor for his decision as to whether to direct refusal; take it over for his own 
determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

5 The site is located to the south of College Green and the north of Barclay Road (A232). 
To the west lies Fairfield Halls and to east is Croydon Magistrates Court and a former multi-
storey car parking, recently cleared for proposed residential development. 

6 The area of the site measures 0.22 hectares and contains a part eight / part four storey 
building (basement and lower ground floors inclusive), which was built in the 1970s to provide 
education and associated office space for Croydon Art College (approximately 6,978 sqm GIA). 
The building is currently vacant and was last used in circa 2012 (with the exception of some 
meanwhile uses). 

7 The site is located within the Croydon Metropolitan Centre and within the Croydon 
Opportunity Area, as designated by the London Plan (2016). It is also covered by site 
designation no. 294, which allocates the site for a residential redevelopment with community 
uses and Creative and Cultural Industries Enterprise Centre. 

8 The site is close to the Chatsworth Road Conservation Area and the Central Croydon 
Conservation Area. There are also a number of statutory listed buildings and locally listed 
buildings in a 500m radius from the site. The closest statutory listed building is Segas Offices 
(Grade II) and the closest locally listed buildings are Fairfield Halls, Croydon College and 86-92 
Chatsworth Road. 

9 The site enjoys excellent access to public transport services, including bus, tram and 
National rail services within walking distance. As such, the site has a Public Transport Access 
Level (PTAL) of 6b, on a scale of 0 to 6b, where 6b represents the greatest level of access to 
public transport services. The A232 Barclay Road forms part of the Transport for London Road 
Network (TLRN). 

Details of the proposal 

10 The proposals are for the demolition of the existing part eight / part four storey building 
and redevelopment of the site to provide a part four and part twelve storey mixed-use scheme, 
which would comprise: 
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- 717 sqm (GIA) of commercial floorspace (Use Class B1/D1), to provide a new Creative 
and Cultural Enterprise Centre for Croydon Metropolitan Centre; and  

- 93 residential units (Use Class C3), including the provision of 22% on-site affordable 
housing (48 habitable rooms, as shared ownership). 

11 The proposals also include a new landscaped public pedestrian route running through 
the site from north to south, private and communal amenity space for residents including play 
space, basement car parking and cycle parking, and temporary landscaping on southern part of 
the site. 

Case history 

12 In 2017, the site was part of a hybrid masterplan planning application, which was 
granted permission for: 

“Outline planning permission for demolition and redevelopment to provide: flexible class A1 
(shops) and/or class A2 (financial and professional services) and/or class A3 (food and drink); 
class B1 (business); class C1 (hotel); class C3 (dwelling houses); class D1 (non-residential 
institutions); class D2 (assembly or leisure); public realm and landscaping; and associated car 
and cycle parking, servicing, and access arrangements (with all matters reserved); and 

Full planning permission for demolition including multi-storey car park and Barclay Road 
Annexe; extensions and alterations to Fairfield Halls including class A3 (food and drink); 
erection of buildings for flexible class A1 (shops) and/or class A2 (financial and professional 
services) and/or class A3 (food and drink) and/or class D1 (non-residential institutions) and/or 
class D2 (assembly and leisure) and class C3 (dwelling houses); change of use of basement 
car park (part) to class D1 (non-residential institutions); public realm and landscaping; and 
associated car and cycle parking, servicing, and access arrangements.”  

(LPA Ref: 16/00944/P and GLA Ref: 3771a) 

13 The Mayor issued his stage 2 decision on the permission on 3rd April 2017 and the 
planning permission was granted on the 27th April 2017. However, the larger masterplan site 
comprised numerous parcels of land, each owned by different parties. Due to difficulties in the 
land assembly process, other applications have been submitted to revise the proposals, 
including the current one. 

Strategic planning issues and relevant policies and guidance 

14 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is the Croydon Local Plan 2018 and the 
London Plan 2016 (Consolidated with Alterations since 2011).    
 
15 The following are relevant material considerations: 

• The National Planning Policy Framework; 

• National Planning Practice Guidance; 

• Mayor’s Intend to Publish London Plan (December 2019), which should be taken into 
account on the basis set out in the NPPF; 

• Fair Field Masterplan (2013). 

16 On the 13th March 2020, the Secretary of State issued a set of Directions under 
Section 337 of the Greater London Authority Act 1999 (as amended) and, to the extent that 
they are relevant to this particular application, these have been taken into account by the 
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Mayor as a material consideration when considering this report and the officer’s 
recommendation. 
 
17 The relevant strategic issues and corresponding policies are as follows:  

• Principle of development London Plan;  

• Housing London Plan; Housing SPG; Housing Strategy; Affordable 
Housing and Viability SPG; 

• Urban design London Plan; Mayor’s Intend to Publish London Plan; 
Shaping Neighbourhoods: Character and Context SPG; 
Housing SPG, Shaping Neighbourhoods: Play and 
Informal Recreation SPG; 

• Heritage London Plan; Character & Context SPG;  

• Environment London Plan; Sustainable Design and Construction SPG; 
Mayor’s Environment Strategy; 

• Transport London Plan; the Mayor’s Transport Strategy; Land for 
Industry and Transport SPG 

 

Principle of development 

18 The site comprises the former ‘art school’. London Plan Policy 3.16 and the Mayor’s 
Intend to Publish London Plan Policy S1 require proposals that result in the loss of social 
infrastructure provision to demonstrate realistic proposals for re-provision. It is understood 
that the Croydon College made the decision to relocate its art school within the main campus 
in 2012, as part of plans to consolidate their operations, and that the building has remained 
vacant since then. The relocation of the art school as part of the rationalisation of facilities 
does not raise any strategic issues, as it constitutes adequate reprovision of the higher 
education facility.   

19 As mentioned above, the site is within an identified opportunity area and the Fair Field 
masterplan area and is allocated for a residential redevelopment with community uses and 
Creative and Cultural Industries Enterprise Centre. 

20 Policy 3.3 of the London Plan recognises the pressing need for more homes in 
London and sets a 10-year target for Croydon of 14,348 additional homes between 2015 and 
2025. This increases to a 10-year target of 20,790 homes in Policy H1 of the Mayor’s Intend 
to Publish London Plan, recognising the increasing demand for the delivery of new homes 
throughout London. The proposal would result in the delivery of 93 new homes on the 
application site and, as such, it is supported, subject to addressing the concerns raised within 
this report regarding affordable housing.  

21 London Plan Policy 4.6 promotes entertainment and cultural uses, recognising the 
social and economic benefits that they offer to residents, workers and visitors. Policy HC5 of 
the Mayor’s Intend to Publish London Plan seeks to support London’s culture and creative 
industries encouraging the promotion of locally-distinct clusters of cultural facilities, especially 
where they can provide an anchor for local regeneration and town centre renewal. The 
provision of 717 sqm of commercial floorspace (Use Class B1/D1), to provide a new Creative 
and Cultural Enterprise Centre for Croydon Metropolitan Centre, is therefore strongly 
supported, in accordance with these policies. Further details should be provided on how this 
space will be secured by the Council through the S106 agreement. A draft of the S106 
agreement should be agreed with GLA officers prior to any Stage II referral. 

Housing 
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22 The proposal would provide for 93 residential units, as detailed in the table below: 

  Market Intermediate 

1bed 42 6 

2bed  28 11 

3bed 4 2 

Tot. Units 74 19 

Tot. Rooms 184 53 

% by hab. 
room 

78% 22% 

 

Affordable housing 

23 London Plan Policies 3.11 and 3.12, the Mayor’s Intend to Publish London Plan 
Policies H4 and H5, and the Mayor’s Affordable Housing and Viability SPG set a strategic 
target of 50% affordable housing in all new developments. The Mayor’s Affordable Housing 
and Viability SPG and Policy H5 of the Mayor’s Intend to Publish London Plan set out the 
‘threshold approach’ to planning applications whereby schemes that meet specific threshold 
of affordable housing by habitable room (in this case 35%) without public subsidy, and which 
meet the Mayor’s preferred tenure mix, are eligible to follow the Fast-Track Route whereby 
viability information is not required and a late stage review would not be sought. The 
preferred tenure mix is outlined in Policy H6 of the Mayor’s Intend to Publish London Plan as 
at least 30% low cost rent (social rent or affordable rent), at least 30% intermediate (London 
Living Rent or shared ownership) and the remaining 40% as determined by the local planning 
authority. 

24 The proposal includes an affordable housing offer of 22% by habitable room (19 
units), all of which are proposed as intermediate (shared ownership) tenure. It is 
acknowledged that the applicant is aiming to provide the maximum reasonable amount of 
affordable housing, notwithstanding the claim that the Vacant Building Credit (VBC), if 
applied, would reduce the affordable housing policy target for this site to 0%. However, VBC 
cannot act as a justification for providing an affordable housing offer that does not comply 
with the London Plan and the Mayor’s Intend to Publish London Plan policies. As stated in 
the Mayor’s Affordable Housing & Viability SPG, the Mayor’s view is that “In London, the VBC 
is unlikely to bring forward more development. Brownfield land already delivers the majority of 
London’s housing, and affordable housing requirements are already subject to viability 
testing, so affordable housing requirements are not preventing sites from coming forward”. 

25 The current offer on a town centre site within an Opportunity Area is considered to be 
unacceptable, particularly due to the single tenure offer, and should therefore be increased 
Every effort must be made to accommodate affordable rent within the proposal. As set out 
above, the delivery of genuinely affordable housing is a strategic objective of significant 
weight and the scheme’s viability will be rigorously examined. The applicant has submitted a 
financial viability appraisal (FVA) and GLA officers will work with the applicant, the Council 
and its independent assessors to ensure that the maximum amount of genuinely affordable 
housing is secured.  

26 Following resolution of negotiations above, the applicant must also investigate the 
potential for Mayoral grant funding (and any other available public subsidy) with a view to 
further increasing affordable housing delivery within the scheme.  
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27 Any affordable housing offer falling below the 35% Fast Track threshold, as outlined in 
policies H4 and H5 of the Mayor’s Intend to Publish London Plan, must follow a viability 
tested route, which includes early and late stage review mechanisms. The affordability of the 
units must accord with the requirements of Policy H6 of the Mayor’s Intend to Publish London 
Plan, the Mayor’s Affordable Housing and Viability SPG and the London Plan Annual 
Monitoring Report. GLA officers will work with the Council to agree affordability levels of all 
affordable tenures as part of the review of viability. A draft of the S106 agreement must be 
agreed with GLA officers prior to any Stage II referral; example clauses are provided within 
the Affordable Housing & Viability SPG. 

Housing choice  

28 London Plan Policy 3.8 and Policy H10 of the Mayor’s Intend to Publish London Plan 
encourages a choice of housing based on local needs, while affordable family housing is 
stated as a strategic priority.  The Mayor’s Housing SPG states that town centre housing at 
higher densities close to public transport facilities is especially suitable for one and two 
person households.   

29 Whilst the scheme is predominately comprised of 1-bed and 2-bed units, the mix is 
considered acceptable in this instance because of the site’s very accessible location. If the 
affordable housing offer was improved, the affordable rented units must be appropriately 
prioritised in the family units.  

Children’s play space  

 
30 London Plan Policy 3.6 and Policy S4 of the Mayor’s Intend to Publish London Plan 
seek to ensure that development proposals include suitable provision for play and recreation, 
and incorporate good-quality, accessible play provision for all ages, of at least 10 square 
metres per child, with further detail in the Mayor’s ‘Shaping Neighbourhoods: Play and 
Informal Recreation’ SPG.  

31 The proposed scheme would include a play area of 270 sqm located on the ground 
floor to the south of the proposed development. This provision would quantitatively accord 
with the policies, however, as mentioned below (paragraph 34), the Council should ensure 
the success and usability of this outdoor amenity space by verifying the results of 
overshadowing tests. In addition, it should be taken into account that the area of the 
playspace required would increase if the affordable housing offer was improved and further 
consideration may need to be given to how the additional need could be accommodated.  In 
accordance with policy S4 playspace should not be segregated by tenure.  

Urban design 
 
32 London Plan Policies 7.1 to 7.5, together with Policies D1, D2, D7 of the Mayor’s 
Intend to Publish London Plan and the Housing SPG apply to the design and layout of 
development and set out a range of urban design principles relating to the quality of public 
realm, the provision of convenient, welcoming and legible movement routes, the importance 
of designing out crime by, in particular, maximising the provision of active frontages and 
minimising inactive frontages.  

Layout and architecture 

33 The broad site layout is supported and responds well to adjacent emerging 
developments. The approach to creating a new public route to link Barclay Road and the 
College Green is also welcomed and would be lined by an appropriate amount of active 
frontages.  
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34 The height and massing are considered acceptable in this context and do not raise 
any strategic concerns. However, given the compact nature of the site and heights proposed, 
the Council should verify that rigorous microclimate testing is undertaken to establish the 
impact on the public realm and neighbouring buildings, in particular the Fairfield Homes 
courtyard north of the site and the shared outdoor amenity play space south of the site.  

35  The applicant should maintain a consistent attention to detail and use high-quality 
facing materials. The Council should secure key details including facing materials, balconies, 
window reveals and rooflines, to ensure that an exemplary quality of architecture is delivered. 

Residential quality 

36 London Plan Policy 3.5 and draft London Plan Policy D4 promote quality in new 
housing provision, with further guidance provided in the Mayor’s Housing SPG  

37 The proposed units would meet the minimum space standards. Each unit would 
include a balcony meeting the minimum amenity space standards, which is supported. The 
proposed development has an efficient core to unit ratio and this is also welcomed. One of 
the challenges of the site is its long north facing aspect and compact urban setting. The 
usability of the oversized north facing balcony is questioned and the applicant is advised to 
consider reducing the depth of the balcony to allow for better daylight penetration into the 
living spaces. The Council should verify that ADF testing is undertaken to ensure that lower 
level units along the northern façade receive sufficient daylight. Ceiling heights should be a 
minimum of 2.5m to ensure residential units receive adequate daylight penetration, ventilation 
and cooling. Where north facing single-aspect units are proposed (by exception), the Council 
should be satisfied that there are clear justifications as to how good levels of daylight, 
ventilation and thermal comfort will be provided.   

38 Ground floor units have been designed to include front door access from the public 
realm with sufficient buffer between private and public. This would encourage activity at street 
level, as well as a strong residential environment for future residents, and is therefore 
supported.  

Fire safety and resilience  

39 The application is not currently supported by a fire statement which is unacceptable. 
In line with Policy D12 of the Mayor’s Intend to Publish London Plan, a fire statement, which 
has been prepared by a suitably qualified third-party assessor, must be submitted with the 
application. This should clearly address in appropriate sections the requirements outlined in 
policy D12(B,1-6), including details of construction methods and materials, means of escape, 
fire safety features and means of access for fire service personnel. These measures should 
be then secured via condition. 

Inclusive design 

40 London Plan Policy 7.2 and Policy D5 of the Mayor’s Intend to Publish London Plan 
seek to ensure that proposals achieve the highest standards of accessible and inclusive 
design (not just the minimum) ensuring that developments can be entered and used safely, 
easily and with dignity by all; are convenient and welcoming with no disabling barriers, 
providing independent access without additional undue effort, separation or special 
treatment; and are designed to incorporate safe and dignified emergency evacuation for all 
building users. 

41 Policy 3.8 of the London Plan and Policy D7 of the Mayor’s Intend to Publish London 
Plan requires that at least 10% of new build dwellings meet Building Regulation requirement 
M4(3) ‘wheelchair user dwellings’ (designed to be wheelchair accessible or easily adaptable 
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for residents who are wheelchair users); and all other new build dwellings must meet Building 
Regulation requirement M4(2) ‘accessible and adaptable dwellings’. The Council should 
secure M4(2) and M4(3) requirements by condition as part of any permission. 

Heritage 

42 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the tests 
for dealing with heritage assets in planning decisions. In relation to listed buildings, all 
planning decisions should “should have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it 
possesses”. 

43 The NPPF states that when considering the impact of the proposal on the significance 
of a designated heritage asset, great weight should be given to the asset’s conservation and 
the more important the asset, the greater the weight should be. Significance can be harmed 
or lost through alteration or destruction of the heritage asset or development within its setting. 
Significance is the value of the heritage asset because of its heritage interest, which may be 
archaeological, architectural, artistic or historic, and may derive from a heritage asset’s 
physical presence or its setting. Where a proposed development will lead to ‘substantial 
harm’ to or total loss of the significance of a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that the substantial harm or 
loss is necessary to achieve substantial public benefits that outweigh that harm or loss. 
Where a development will lead to ‘less than substantial harm’, the harm should be weighed 
against the public benefits of the proposal, including securing its optimum viable use. Policy 
HC1 of the Mayor’s Intend to Publish London Plan, as well as London Plan Policy 7.8, states 
that development should conserve heritage assets and avoid harm, which also applies to 
non-designated heritage assets. 

44 The applicant has submitted a Heritage Statement with four verified views, showing 
the impact of the proposals on some of the surrounding heritage assets. The proposal would 
be visible in the setting of the neighbouring Chatsworth Road Conservation Area, which 
character predominantly derives from Victorian and Edwardian houses. However, it is 
acknowledged that the proposal would also form part of a cumulative view and be read 
together with other large-scale and modern buildings within the Fair Field masterplan area 
and within the OAPF area. Therefore, GLA officers consider that the proposal would cause a 
degree of harm to this Conservation Area, which would be less than substantial at the low 
end of the scale. 

45 The proposals would also be adjacent to the locally listed buildings of Croydon 
College and Fairfield Halls. Considering the mid-20th century character of the listed building 
and the massing and design of the proposed building, GLA officers consider that the proposal 
would preserve the significance of these assets, subject to the key architectural details of the 
proposed building being secured (as mentioned in paragraph 35) to ensure that an exemplary 
quality of architecture is delivered. 

46 The proposal is also surrounded by a number of other statutory and locally listed 
buildings. Considering that these assets would be located at a distance from the site, 
sometimes screened by the surrounding townscape and unlikely to be read in key views with 
the proposed building, the proposal is considered to preserve their settings and significance. 

47 On balance, GLA officers consider that the proposal’s harm would be less than 
substantial and would be outweighed by the public benefits of the development, which would 
include: improved pedestrian permeability; housing and affordable housing; a Creative and 
Cultural Industries Enterprise Centre. The proposal therefore complies with London Plan 
policy 7.8 and policy HC1 the draft London Plan.  



9 

 

Environment 

Energy 

48 The applicant has followed the energy hierarchy; however, some additional 
information is required before the proposals can be considered compliant with London Plan 
Policy 5.9 and the Mayor’s Intend to Publish London Plan Policy S12.  

49 In terms of ‘be clean’, the applicant should provide further information on potential and 
future-proofing for district heating connection. With regards to the ‘be green’ part of the 
hierarchy, further information should be submitted in relation to the PV installation and on Air 
Source Heat Pumps. With regards to overheating, some additional information is also 
needed. Lastly, with regards to overheating, some additional information is also required. The 
applicant should also submit the GLA’s Carbon Emission Reporting spreadsheet, as well as 
Be Lean DER, TER and BRUKL worksheets. The detailed technical comments have been 
sent to the applicant and the Council. 

Water 

50 The approach to flood risk management for the proposed development complies with 
London Plan policy 5.12 and the Mayor’s Intend to Publish London Plan policy SI.12. The 
surface water drainage strategy for the proposed development generally satisfies the 
requirements of London Plan policy 5.13 and the Mayor’s Intend to Publish London Plan 
policy SI.13. As part of the detailed drainage design, the applicant should consider draining 
the pedestrian access way from Barclay Road into the proposed tree pits. 

51 The proposed development does not meet the requirements of London Plan policy 
5.15 and the Mayor’s Intend to Publish London Plan policy SI.5, as it does not meet the water 
consumption targets of these policies. This must be revised to ensure policy compliance. 

Urban greening 

52 Urban greening should be embedded as a fundamental element of site and building 
design, in line with London Plan Policy 5.10 and Mayor’s Intend to Publish London Plan 
Policies G1 and G5. Features such as street trees, green roofs, green walls, rain gardens, 
wild flower meadows, woodland and hedgerows should all be considered for inclusion. The 
applicant should submit the calculation of the proposed development’s Urban Greening 
Factor, as set out in Policy G5 of the Mayor’s Intend to Publish London Plan, and aim to 
achieve the specified target.    

Transport 

Transport Assessment 

53 The Transport Assessment (TA) is not in line with TfL’s latest best practice guidance 
and must be revised. This should include an Active Travel Zone (ATZ) assessment, the 
purpose of which is to ensure that the routes connecting the site to key destinations meet the 
objectives of the Healthy Streets approach. To demonstrate compliance with policy T2 of the 
Mayor’s Intend to Publish London Plan a qualitative review of the proposals with respect to 
the ten Healthy Streets indicators should be completed. This should also identify any road 
safety concerns, including a review of the latest collision data. 

Active Travel 

54 The proposals will create a new link connecting Barclay Road with the College Green, 
which will make a positive contribution to pedestrian and cycle access through the wider Fair 
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Field Masterplan area. A second access is proposed via the basement level from the ramped 
vehicle entrance on Barclay Road which leads to the parking and servicing area. The footway 
to the east of the access road is less than a metre wide, and there is a potential conflict with 
vehicles turning. Since the proposed pedestrian walkway will provide step-free access to the 
ground floor level, it is strongly recommended that this forms the main pedestrian access and 
appropriate wayfinding is provided to support this. 

Cycle Parking 

55 A total of 162 long-stay and 6 short-stay cycle parking spaces are proposed for the 
residential use, plus 14 long-stay and 14 short-stay cycle parking spaces for the cultural 
enterprise and community space. The amount of cycle parking is compliant with the Mayor’s 
Intend to Publish London Plan policy T5, however; further details should be provided to 
confirm that the dimensions of the cycle store are in accordance with the London Cycling 
Design Standards (LCDS). Access to the cycle store is via the main vehicle access ramp, 
and the applicant should ensure that a safe route through the basement connecting with the 
cycle store can be achieved. 

Car Parking 

56 The proposal is to be car free with the exception of 10 Blue Badge parking spaces 
which equates to 11% of the total number of dwellings proposed. A further 6 Blue Badge 
spaces are proposed for the cultural enterprise and community use. This amount of Blue 
Badge parking is above the amount required for compliance with the Mayor’s Intend to 
Publish London Plan policy 6.1, and given the high PTAL, the amount of car parking should 
be reduced by at least 6 spaces. Infrastructure for electric vehicle charging must be secured 
by condition. 

Trip Generation and Impact 

57 Further information is required to understand how the proposed cultural enterprise 
and community space will be used, to confirm that the approach to the trip generation is 
acceptable. Data from TRICS has been sourced to calculate the trip generation and mode 
split for the proposed residential use. The PM peak trip rate is considered particularly low in 
comparison with average trip rates applied to other consented development in Croydon town 
centre. The mode split for bus/tram use is also low, whilst the mode split assumed for cycling 
is high for this location. The trip rates and mode split should be revised and the trip 
generation amended accordingly. 

58 Due to the cumulative impact of development in the town centre, it is expected that 
significant upgrades to the existing public transport network will be required to support the 
demand. As such, a contribution towards public transport enhancements is requested to be 
secured in the Section 106 agreement. The amount requested is proportionate to the number 
of additional public transport trips. Since the trip rates and mode split has been queried, it is 
currently estimated based on average figures that a contribution of £45,000 should be 
secured. 

Construction and Deliveries 

59 Deliveries and servicing are proposed to take place from the basement level. Since 
there is limited space for vehicles to manoeuvre, the applicant should demonstrate that there 
is sufficient capacity for the number of servicing and delivery trips that could be expected. 
Alternative servicing access can be achieved from the neighbouring site, and this should be 
explored further to support consolidated deliveries and servicing in line with policy T7 of the 
Mayor’s Intend to Publish London Plan. A detailed Delivery and Servicing Plan (DSP) must 
be secured by condition. 



11 

 

60 A framework Construction Traffic Management Plan has been submitted with the 
application, which is welcomed. A detailed Construction Logistics Plan (CLP) in line with TfL’s 
guidance must be secured by condition. 

Local planning authority’s position 

61 Croydon Council Planning Officers are assessing the applicant and a committee date 
has not yet been established.   

Legal considerations 

62 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor 
of London) Order 2008 the Mayor is required to provide the local planning authority with a 
statement setting out whether he considers that the application complies with the London 
Plan, and his reasons for taking that view.  Unless notified otherwise by the Mayor, the 
Council must consult the Mayor again under Article 5 of the Order if it subsequently resolves 
to make a draft decision on the application, in order that the Mayor may decide whether to 
allow the draft decision to proceed unchanged, or direct the Council under Article 6 of the 
Order to refuse the application, or issue a direction under Article 7 of the Order that he is to 
act as the local planning authority for the purpose of determining the application (the next bit 
is optional) and any connected application.  There is no obligation at this present stage for 
the Mayor to indicate his intentions regarding a possible direction, and no such decision 
should be inferred from the Mayor’s statement and comments. Article 6 or 7 directions are 
considered against the requirements of the 2008 Order and are not made at the request of 
the applicant or any other party. 

Financial considerations 

63 There are no financial considerations at this stage. 

Conclusion 

64 The policies on principle of development, housing, urban design, heritage, environment 
and transport of the London Plan and the Mayor’s Intend to Publish London Plan are relevant to 
this application. The application does not currently comply with the London Plan and the 
Mayor’s Intend to Publish London Plan, however, the following changes might lead to the 
application becoming compliant:  

• Principle of development: The redevelopment of this site for residential-led mixed 
use purposes is supported in principle. The inclusion of the creative and cultural 
industries enterprise centre is also strongly supported. 

• Housing: The affordable housing offer is 22%, all intermediate tenure, which fails to 
provide a range of products for mixed and balanced communities, in line with the 
Mayor’s Intend to Publish London Plan Policy H6. GLA officers will work with Croydon 
Council and the applicant to rigorously review the scheme’s FVA to ensure the 
maximum amount of genuinely affordable housing is secured. Early and late stage 
reviews must be secured. 

• Urban design and heritage: The general design approach is supported, however, 
further information is needed. A fire statement must be submitted in accordance with 
Policy D11 of the Mayor’s Intend to Publish London Plan. The proposals would cause 
less than substantial harm to the neighbouring heritage assets, which would be 
outweighed by the public benefits of the development which would include: improved 
pedestrian permeability; housing and affordable housing; a Creative and Cultural 
Industries Enterprise Centre. 
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• Environment: The applicant should provide additional technical information and 

mitigation in relation to energy, water and urban greening. 

• Transport: The amount of car parking should be reduced, further details of the cycle 
parking must be provided, and the trip generation should be revisited. A contribution is 
requested to mitigate the cumulative impact to public transport capacity. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

For further information contact GLA Planning Team: 
Debbie Jackson, Director - Built Environment 
020 7983 5800 email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk 
Kate Randell, Team Leader – Development Management 
020 7983 4783    email: kate.randell@london.gov.uk  
Valeria Cabrera, Strategic Planner, Case Officer 
020 7983 4933    email: valeria.cabrera@london.gov.uk 
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