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Spatial Development Strategy 

Overall Spatial Development Strategy 
 

 
 
1. This matter statement on the broad spatial distribution of development should 

be read in the context of the overall response by the London Borough of 
Croydon (ref 5622), in which the Council said that there is much to be welcomed 
and supported in the Draft London Plan.  The Mayor’s Good Growth vision 
echoes Croydon Council’s own vision set out in the recently adopted Croydon 
Local Plan (February) 2018 (CLP18). The Council continues to work with the 
Mayor to enable and deliver his, and our own, vision for growth in the borough.   
All arguments and concerns regarding the Draft London Plan’s policies hinge 
from the Council’s original representation. 
 

2. It should be noted that the Council are mainly commenting on the strategy as it 
relates to the delivery of housing, particularly in Croydon, outer London and the 
suburbs. 

 

 

 
Question; 
 
M12. Is the broad spatial distribution of housing and employment 
development proposed in the Plan, including between inner and outer 
London, justified and would it contribute to the objective of achieving 
sustainable development particularly in terms of minimising the need 
to travel and maximising the use of sustainable transport modes; 
building a strong, competitive economy; creating healthy, inclusive 
communities; and respecting the character and appearance of different 
parts of London? 
 
 

 
2 The Council wishes to express concern how the Draft London Plan will 

influence development in Croydon through the approach to spatial development 
patterns.  The Draft London Plan gives a strategic framework for those parts of 
London that will see significant development over the lifetime of the Plan.  The 
Council, and as acknowledged by the Mayor, recognises that the borough, as 
it contains significant suburbs, is an Opportunity Area and a considerable 
number of Local Plan allocations will see a significant amount of growth.  Taken 
as a whole, the Draft London Plan seeks to address how change will be 
managed for London’s most sensitive and complex boroughs, and the Council 
considers Croydon to be such a borough.  
 

https://www.london.gov.uk/sites/default/files/London%20Borough%20of%20Croydon%20%285622%29.pdf
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3 The Council has demonstrated that it is a borough with a pedigree for the 
delivery of growth.  The adopted Croydon Local Plan 2018 (CLP18) is ambitious 
regarding growth, with a housing target of 32,890 (2016 – 2036) and in excess 
of the borough’s current London Plan target. The strategy to deliver the housing 
target of the circa 33,000 homes is based on three sources. A third in Croydon 
Opportunity Area, a third on other allocated sites and the final third in the 
suburbs through suburban intensification / evolution (windfalls).  The 
fundamental point is that Croydon is already planning for suburban 
intensification / evolution, in advance of the considerable requirement from this 
form of development outlined in the Draft London Plan.     
 

4 The Draft London Plan proposes a housing target of 2,949 for Croydon from 
2019-2029 (a 106% increase on the current London Plan target).  As set out in 
the Council’s representation, the Council has strong concerns regarding the 
deliverability of the target.  The focus of this strong concern is the policy 
decision to deliver a significant amount of the housing needed for the whole of 
London in the suburbs of Croydon and outer London.  The Council continues 
to stress the Mayor has to be confident that the capacity of all boroughs to 
accommodate new homes has been objectively assessed (as conveyed 
spatially in Figure 4.1 of the Draft London Plan) and that boroughs like Croydon, 
that have a history of delivery, have not had their target increased on this basis.   

 
5 Since the submission of the Council’s response to the Draft London Plan, the 

Council has consulted on a Supplementary Planning Document – Suburban 
Design Guide – to manage suburban development in Croydon.  The SPD seeks 
to set the parameters for the delivery of the “one third” of housing to be 
accommodated in Croydon’s suburbs.  This is in line with Draft London Plan 
policy H2 B2, which states that boroughs should produce design guides to 
support suburban development.  Whilst the Council supports the overall 
strategy in the Draft London Plan, the Council remain concerned about three 
key aspects of implementation.  Firstly, small and medium sized builders are 
delivering in Croydon, however it is questionable whether they have the 
capacity to deliver the Mayor's ambitious target. Secondly, the Mayor risks a 
situation of Planning by Appeal across London due to the lack of Five Year 
Supply of Housing Land and, therefore, not being able to implement Local Plan 
and London Plan policies in their entirety and with full weight. Thirdly, the 
Council are very concerned that the necessary commensurate sustainable 
transport and social infrastructure will not be delivered to mitigate the impact of 
the proposed development, especially when considered over a 20 year period 
as opposed to the 10 year London Plan period.    
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6 Matters around sustainability that have been identified in the Inspectors’ 

questions, are considered in turn below.  
 

Does the strategy meet the objective of achieving sustainable development 
particularly in terms of; 

 
 

A. Minimising the need to travel and maximising the use of sustainable 
transport modes;  

 
7 The Council has real concerns about the prospect for delivery of significantly 

improved and increased sustainable transport infrastructure to enable the Draft 
London Plan target to be accommodated sustainably, especially in the suburbs.  
To support delivery of the Draft London Plan target for Croydon, considerable 
improvements to suburban bus routes and an extension to the tram network 
are needed, even if this is in the second half of the Draft London Plan period.  
This should ensure that new development is sustainable and facilitates modal 
shift.  There must be a real commitment by the Mayor to deliver the necessary 
suburban bus network and extensions to our a tram network along the Brighton 
Road / London Road corridor and possibly Crystal Palace corridor.  If growth is 
permitted without the required sustainable transport infrastructure there is a 
very real risk that the impact of development will not be mitigated and boroughs 
like Croydon will have to reflect on their acceptance of development.   

 
 
B. Building a strong, competitive economy; creating healthy, inclusive 

communities;  
 

6 There is a critical need for social infrastructure to mitigate the impact of the Draft 

London Plan target on Croydon, much of which is needed in the suburbs where 

the cumulative impacts of such growth are greatest felt.  This was a key issue 

throughout the production of CLP18 and was again reiterated through the 

recent Supplementary Planning Document – Suburban Design Guide 

consultation.  A borough’s growth needs to be planned around the needs of a 

community, social infrastructure and the physical improvement of centres as a 

focus of the community.  This underpins the concept of ‘Good Growth’ and 

inclusive communities.  

 

7 The Council’s current infrastructure planning, will identify the social 

infrastructure need arising from the New London Plan target as part of the Local 

Plan Review. As context, the current CLP18 (33,000 homes) includes four 

secondary schools, two of which the Inspector accepted had to be in the Green 

Belt. As a Council, we do not support our children being taught on confined 

sites suffering from poor air quality, with inadequate playing field provision.  

With the Draft London Plan targets, it is very likely that additional social 

infrastructure (primary and secondary schools and leisure and cultural facilities) 

will require a pragmatic policy approach that is based on sustainable 
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development principles rather than slavish adherence to Green Belt and MOL 

designations. 

 

8 An additional concern is that small site residential development does not trigger 

the need to provide affordable housing.  To support inclusive communities, 

there needs to be affordable housing provision.  For this reason, in conjunction 

with these comments on the strategy, there is support for the Draft London Plan 

policy H2 (H), which would allow Croydon through a Local Plan review, subject 

to evidence, to introduce a policy to seek affordable housing on sites of 0-9 

units. 

 
 

C. Respecting the character and appearance of different parts of London. 
 

8 The suburbs are important to Croydon and London as they provide a significant 
amount of housing and are desirable locations to live for many. However, the 
Council accept and are planning for the intensification / evolution of the 
suburbs.  CLP18 has an evidence base approach which identifies the 16 Places 
of Croydon based on character, their environment, function and community 
characteristic.  The CLP18 Place specific policies reflect the need to 
accommodate growth throughout the borough depending on character, urban 
capacity, infrastructure capacity and the planned role of each Place.  If the Draft 
London Plan target is to be met across London, the Council is firmly of the view 
that other London Boroughs should be required to be equally proactive in their 
planning for growth, including intensification / evolution of the suburbs.   
 

9 The ways in which the Draft London Plan target can be accommodated will 
need to be investigated in detail and delivered through a revised local plan. In 
particular, how a plan-led approach which respects character, and protects 
valued open space and land use designations, whilst accommodating growth 
will be a challenge for the Local Plan Review. Through the Local Plan Review, 
there could be areas of Croydon that can accommodate significant change, but 
this will have to be in tandem with investment in appropriate sustainable 
transport, such as tram extensions, that will help to deliver the Mayor’s 
ambitious Transport Strategy and greatly reduce current congestion levels and 
improve air quality.  In addition, appropriate investment in additional social 
infrastructure will also be a condition of accommodating development.  

 

10 CLP18 policies relating to the intensification / evolution of the suburbs are 

based on analysis of housing types that would lend themselves to this type of 

development as they are lower density with infrastructure capacity. It is a real 

prospect that if you take the Draft London Plan for Croydon and exclude the 

CLP18 allocations and current windfall allowance, it could leave the borough 

having to accommodate an additional circa 15,000 homes from windfall sites 

over the borough’s 20 year plan period. The Council has looked at current 

average net yield of units from schemes of 1-9 units since May 2014. Applying 

the circa 15,000 homes from windfall sites equally across the 15 Places of 

Croydon (excluding the Croydon Opportunity Area), and realistically assuming 

that this will need to be met from semi-detached and detached units, as an 
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average over the 20 year plan period, this analysis suggests that nearly 27% of 

the boroughs existing semi-detached and detached stock would need to be 

demolished and redeveloped. This is far from suburban evolution and at the 

heart of the Council’s concerns. 

 
 
In conclusion  
 

10 The Draft London Plan sets out a strategy that is positively prepared and 
justified. However, the clear policy intervention that seeks to direct such a large 
amount of housing development to the suburbs may not be effective and 
deliverable for the reasons outlined above, and should at the very least be 
conditional on the delivery of necessary sustainable transport and social 
infrastructure. 


