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planning report GLA/5265/01  

16 December 2019 

Land at College Road, Croydon 

in the London Borough of Croydon  

planning application no. 19/04987/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 

Redevelopment of the site to provide a part 49 storey and part 34 storey building with basements, 
comprising 836 co-living units (Sui Generis) within Tower A and 120 residential units (Class C3) 
within Tower B, a cafe (Class A3), community use (Class D1), associated communal facilities for 
co-living residents, amenity spaces, cycle parking, disabled parking spaces, refuse and cycle 
storage and associated landscaping and public realm works. 

The applicant 

The applicant is Tide Construction, the architect is HTA Design LLP. 

Strategic issues summary 

Principle of development: The proposals do not demonstrate an adequate quality of 
accommodation for future occupants, and cannot be supported in their current form. (paragraphs 
17-29).  

Housing and affordable housing: The provision of on-site conventional affordable housing is 
supported in principle, however the single intermediate affordable tenure is not acceptable. The 
viability is being scrutinised by the GLA to ensure the maximum amount is being provided. 
(paragraphs 30-43).  

Urban design and heritage: The overall approach to urban design is supported. (paragraphs 44-

60).  

Transport: An increase in the total amount of long-stay cycle parking, with further details of the 
shared approach should be provided. Facilities to support deliveries by cargo bike should be 
considered. A contribution towards public transport capacity enhancements is also requested. 
(paragraphs 61-67).  

Climate change: water and energy matters require resolution. (paragraphs 68-74).  

Recommendation 

That Croydon Council be advised that whilst the  redevelopment proposals could be supported in 
principle, the application does not comply with the London Plan and draft London Plan for the 
reasons set out in paragraph 79 of this report.   
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Context 

1 On 23 October 2019, 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 proposal would be referable to the Mayor under Categories 1B and 1C of the Schedule 
of the 2008 Order: 
 

• 1B ‘Development (other than development which only comprises the provision of houses, 
flats or houses and flats) which comprises or includes the erection of a building or buildings 
outside Central London and with a total floorspace of more than 15,000 square metres’ 
(subject to confirmation of overall floorspace) 
 

• 1C ‘Development which comprises or includes the erection of a building that is more than 30 
metres high and outside of 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 College Road site is approximately 0.175 ha and is located in the London Borough of 
Croydon adjacent to Croydon College and within the Fairfield Masterplan Area. The site, owned by 
Tide Construction, is bound by College Road to the north, a ramp leading to an underground 
carpark to the east, the Fairfield Halls development site to the south and the Croydon College 
building to the west.  

6 The area immediately surrounding the site is mixed in terms of land use, but mainly 
commercial uses, with residential uses at 101 George Street, a 38 and 44 storey residential building 
due to complete soon. The emerging context includes the Fairfield Hall residential development to 
the south which is currently pending consideration.  

7 The site was formerly in use as a car park for Croydon College. Planning approval for a 38 
storey building comprising 225 key hotel and 159 residential units was granted in 2015 and has 
since been implemented but not built out.  

8 The site is located within the Croydon Opportunity Area and Croydon Metropolitan Centre. 
Locally, the site is within the Fairfield Masterplan area.  

9 The site is not located within a conservation area, the nearest being to the south 
(Chatsworth Road) and west (Church Street) of the site. There are no listed buildings on the site. 
The nearest statutory listed building is the Grade 2 listed Sega’s Office building to the west. There 
are a number of locally listed buildings in the vicinity, namely the Fairfield Halls and No. 1 Croydon.  
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10 The site is located to the south of College Road. The A232 Barclay Road is the nearest 
section of the Transport for London Road Network (TLRN), approximately 160 metres to the 
south. Rail services from East Croydon station, along with tram and bus services can be accessed 
within 200 metres of the site. 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 access to public transport services. Cycle 
infrastructure within the immediate vicinity of the site does not connect with continuous cycle 
routes. Key pedestrian routes through the site were identified in the 2013 adopted Fair Field 
Masterplan.  

Details of the proposal 

11 The proposal is for redevelopment of the site to provide a part 49 storey and part 34 storey 
building with basements, comprising: 

• 836 co-living units (Sui Generis) within Tower A; 

• 120 residential units (Use Class C3) within Tower B; 

• A cafe (Use Class A3);  

• Community use (Use Class D1); 

• Associated communal facilities for co-living residents, 

• Amenity space, cycle parking, disabled parking spaces, refuse storage, cycle storage and 
associated landscaping and public realm works. 

 

Case history 
 
12 The applicant engaged in pre-application discussions with GLA officers at a meeting at City 
Hall on 19 September 2019. The application was submitted before formal pre-application advice 
was issued.  

13 Permission was granted by Croydon on 4 December 2015 for the erection of part 16/38 
storey building comprising 159 residential units, 225 bedroom hotel and; provision of associated 
amenity areas, landscaping and car/cycle parking and alterations/partial enclosure of access ramp. 
This planning permission was implemented, as confirmed by Croydon Council, and as a result this 
permission remains extant. Prior to this, planning permission was granted on 24 November 2009 
for a 29 storey building comprising a vocational college and 173 residential units, which was not 
implemented and has expired.  

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 comprises London Borough of Croydon Local Plan (2018) 
and the 2016 London Plan (Consolidated with Alterations since 2011).   

15 The following are also relevant material considerations:  

• The National Planning Policy Framework 2019 and National Planning Practice Guidance. 

• The Draft London Plan – Consolidated Suggested Changes Version (July 2019). The Panel 
of Inspectors appointed by the Secretary of State issued their report and recommendations 
to the Mayor and this was published on the GLA website on 21 October 2019. In line with 
paragraph 48 of the NPPF, the weight attached to the draft London Plan should reflect the 
stage of its preparation; the extent to which there are unresolved objections to relevant 
policies; and the degree of consistency of the relevant policies in the emerging Plan to the 
NPPF; and 
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• The Mayor’s Affordable Housing and Viability SPG (August 2017). This must be read 
subject to the decision in R (McCarthy & Stone) v. the Mayor of London. 

 
16 The relevant issues and corresponding policies are as follows:  

• Opportunity Areas & Town Centres London Plan; 

• Co-living   London Plan 

• Employment  London Plan. 

• Urban design   London Plan; Shaping Neighbourhoods: Character
 and Context SPG; Housing SPG; Shaping
 Neighbourhoods: Play and Informal Recreation
 SPG. 

• Inclusive design  London Plan; Accessible London: achieving an
 inclusive environment SPG. 

• Climate change  London Plan; Sustainable Design and Construction
 SPG; London Environment Strategy.   

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

 

Principle of development  
 
17 The scheme proposes redevelopment of this underutilised car park for a purpose-built 
shared-living accommodation (co-living) scheme and C3 residential affordable housing along with 
commercial and community uses. 

18 The proposed co-living element of the proposal would include 836 rooms with communal 
kitchens and amenity spaces.  

19 Draft Policy H18 recognises that this type of accommodation is seen as providing an 
alternative to traditional flat shares and can contribute towards mixed and inclusive 
neighbourhoods, but must meet certain criteria that are outlined in this policy and are further 
addressed below  

20  The scheme would provide 836 single person units, with floorspace between 20 and 29 
sq.m. Additionally, shared living space would be provided. The breakdown of communal floorspace 
provided within the scheme, both essential and non-essential, is provided below:  

Essential communal spaces Sq.m. NIA  

Laundry  60 

Mailroom  30 

Rooftop amenity  396 

Lounge / cinema   137 

Dining  83 

Gym  176 

Members room  369 

Makers room  76 

Social (includes store rooms?) 152 

Formal reception (communal?) 63 

Library  54 
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Simulation suite  25 

Reception / café  198 

Total shared space  1,819 

Total average net shared space excluding 

units  

2.18 sq.m. 

 

21 To qualify as a purpose-built shared living scheme, the proposal must meet the criteria 
within draft London Plan Policy H18. 

22 The site is located within a Metropolitan Centre surrounded by a mix of uses, and could 
provide an alternative to conventional C3 homes. The application confirms the scheme will be 
operated under single management, and that units are all for rent with minimum tenancy lengths 
of no less than three months. The application is supported by a management plan; and a concierge, 
laundry and drying facilities, bedding and linen changing and/or room cleaning services are 
provided in accordance with 1A, 2, 3, 4, 5d-g and 7 of Policy H18 respectively. These should be 
appropriately secured by the Council.  

23 Criteria 1, 5 and 6 relate to the qualitative and quantitative aspects of co-living proposals, 
which are considered of paramount importance to their acceptability and to protect the amenity 
and quality of life of the future residents. The overall quality, in line with criteria 1 of the policy, 
must be demonstrated and justified to the satisfaction of the GLA before support can be given for 
the proposals.  

Residential quality (shared living accommodation) 

24 The scheme includes 836 individual units in a building up to 49 storeys. The co-living core  
serves between 19 and 23 units per core, which include four lifts. This is a high number of units 
sharing the same core at each level. Whilst the inclusion of openings to provide daylight to cores is 
welcomed, there is a risk within this scheme that an institutional character of long, enclosed 
corridors would be created and the applicant should consider ways to ensure the quality of the 
cores is the highest achievable, with as much natural light as possible. The southern portion of the 
co-living core is causing concern without any natural light. The footprint and orientation of the 
building, and the nature of the individual co-living units, means there a large number of north 
facing single aspect units. In this respect, it is noted that some rooms, including those facing north 
and west to the college, do not meet the BRE guidance for adequate daylight and sunlight levels. 
This means that the inclusion of an adequate amount of good quality communal external and 
internal amenity space, where residents will have access to sunlight, is of paramount importance to 
the scheme, and this is discussed further below.  Notwithstanding this, the applicant has provided 
visuals of typical room layouts, which demonstrate that adequate functional living space is 
provided within the private units within this co-living concept. The typical floor to ceiling height in 
the private accommodation should be confirmed. 

25 Noting the large number of residents who will need to use the 4 available lifts to access the 
communal kitchen facilities, particularly at peak times, GLA officers are concerned about the 
distance of the proposed kitchens from the units, and further justification is required in respect of 
future residents convenient access to a communal kitchen, in line with criteria 5a of Policy H18. In 
particular, the capacity and speed of the lifts should be considered, and evidenced justification for 
providing less than one dining space per resident should be provided. 

26 In line with criteria 5b of policy, roof terraces provide a communal deck and sun lounge on 
the roof top totalling 396 sq.m. of shared external amenity space. This equates to 0.47 sq.m. per 
occupant. Considering the large number of residents who would be sharing this space, and 
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particularly noting that many of the private units are north facing with limited access to sunlight, 
and none of the units have private amenity space, this amount of amenity space is not considered 
sufficient. The applicant should consider the provision of winter gardens or open terraces and 
different points throughout the building.   

27 Internal communal amenity space is provided as required by criteria 5c of Policy H18, at 
basement, ground (+mezzanine), first and second floors. The applicant has provided the size and 
capacity of each of these spaces, which is noted in the table above. As outlined in the table, this 
amounts to just over 2 sq.m. of shared living space per person. Considering that the average size of 
a private unit is 24.3 sq.m., and the large numbers of residents who would be sharing this space, 
GLA officers would expect this scheme to provide a greater amount of compensatory communal 
amenity space. At present, the provision of 2 sq.m. of shared amenity space per person appears 
wholly inadequate and significantly below the level required to enable future residents a good 
quality of life.  Sufficient justification has not been provided as to why the level of provision is 
appropriate. The applicant’s submission states that there is space for 836 people in total across all 
internal communal amenity spaces. This does not sufficiently address issues in relation to peak 
hour usage and no information has been submitted testing this. This is particularly important for 
cooking, dining and lounge areas, and other ‘essential’ spaces. GLA officers will need to see full 
justification and methods of calculation used to determine the appropriate level of internal 
communal space, but in any case the amount of communal amenity space within the scheme must 
be increased. 

28 Criteria 6 of Policy H18 states that the private units provide adequate functional living 
space and layout, and are not self-contained homes or capable of being used as self-contained 
homes. Currently, given that the overall quantity and ease of access to communal spaces is 
considered inadequate, officers consider that the incentive to use the communal amenity space 
provided would be undermined. On this basis, residents are likely to spend most of their time in 
their private rooms, and as such the units would become akin to self-contained C3 units, and the 
proposals represent undersized C3 housing in this instance.  

29 The applicant should maximise the provision of communal amenity space and where this 
cannot be improved, provide additional reasoning, information and justification to satisfy the 
concerns set out above before the GLA can support the proposals in line with H18.  

Affordable housing (C3)  

30 Policy H18 of the draft London Plan sets out the contribution co-living proposals are 
expected to make towards affordable housing, namely that they should provide a contribution 
towards new C3 off-site affordable housing as either an upfront cash in lieu payment to the local 
authority, or an in perpetuity annual payment to the local authority.  

31 In both cases developments are expected to provide a contribution that is equivalent to 35 
per cent of the units on sites such as this one (or 50 per cent where the development is on public 
sector land or industrial land), to be provided at a discount of 50 per cent of the market rent.  

32 All large-scale purpose-built shared living schemes will be subject to the Viability Tested 
Route set out in Policy H6 Threshold approach to applications, however, developments which 
provide a contribution equal to 35 per cent of the units at a discount of 50 per cent of the market 
rent will not be subject to a Late Stage Viability Review. 

33 This application proposes the provision of on-site conventional affordable housing (102 
units), contained within the lower tower. The provision of on-site affordable housing is welcomed 
in principle. As on-site affordable housing is being provided instead of a cash-in-lieu contribution, 
the scheme could follow the follow the relevant threshold approach outlined the Mayor’s 
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Affordable Housing & Viability SPG and draft London Plan Policy H6, provided that at least 35% 
affordable housing was proposed at the required tenure split (i.e. minimum 30% low cost rent 
(social or London Affordable Rent); minimum 30% intermediate housing (with London Living Rent 
and shared ownership being the preferred tenures) and the remaining 40% to be determined by 
the LPA). 

34 All the proposed affordable units are in intermediate tenure. The single tenure is not 
acceptable and does not meet the Fast Track threshold, and the proposals should include low cost 
rent. The proposed level of affordable housing is subject to viability testing and both and early and 
late stage review will apply. The GLA viability team are robustly scrutinising the viability to ensure 
that it delivers the maximum reasonable.  

35 In addition, the affordability of the units must accord with the requirements of Policy H7 of 
the draft London Plan, the Mayor’s Affordable Housing and Viability SPG and the London Plan 
Annual Monitoring Report. Details of any proposed low cost rent and intermediate rents must 
therefore be provided, and the applicant should note that London Affordable Rent and London 
Living Rent are the Mayor’s preferred affordable housing tenures. 

36 The applicant should investigate Mayoral grant funding opportunities as part of this 
process. If the application cannot be assessed under the Fast Track route, a financial viability 
assessment will be required.  

Housing mix 

37 London Plan Policy 3.8 and draft London Plan Policy H12 encourage a full range of 
housing choice. Draft London Plan Policy H12 recognises that central or urban sites may be most 
appropriate for schemes with a significant number of one and two beds, subject to the accessible 
location. Of the affordable units, there are 50% 1 beds, 25% 2 beds and 25% 3 beds spread evenly 
over all the floors. This is does not raise any strategic concerns and can be supported.  

Residential quality (conventional housing) 

38 London Plan Policy 3.5 and Policy D4 of the draft London Plan promote quality in new 
housing provision, with further guidance provided in the Housing SPG. The C3 element of the 
scheme has been designed to meet and exceed London Plan and draft London Plan minimum 
residential space standards.  

39 Tower B, the C3 residential tower, has no north facing single aspect units, however, the 
applicant should demonstrate the single aspect west facing units on the lower levels will receive 
adequate sunlight penetration given the separation distance with the college building. Each floor 
has four units per core which is acceptable, and the units have been designed to meet the 
residential space standards which is welcomed.  

40 The units currently have internalised amenity spaces. The applicant should ensure that each 
unit has private external amenity space or justify why this is not achievable.  

41 Nothwithstanding the point above about the external amenity space, the overall residential 
quality of the C3 conventional residential element of the proposals is acceptable in light of the 
above policies.  

Playspace 

42 The C3 affordable housing is required to provide playspace in line with London Plan Policy 
3.6 and draft London Plan Policy S4 ‘Play and informal recreation’ which seeks to ensure that 
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development proposals include suitable provision for play and recreation, and incorporate good-
quality, accessible play provision for all ages.  

43 The proposals incorporate 350 sq.m. of on site playspace for the conventional housing 
within Tower B, at the roof level. This will provide play opportunities for younger children, with the 
design focused on the 0 to 3 age group. The council should robustly secure this. The applicant 
should identify, through the GLA’s child yield calculator, the level of playspace required for these 
units when the final tenure mix of the units is agreed. Mitigation for any shortfall must be secured, 
in the form of additional on-site playspace and/or a suitable financial contribution towards local 
off-site play provision. 

Urban design and heritage  
 
Density and design scrutiny  

44 In accordance with London Plan Policy 3.4 and Policy D6 of the draft London Plan, 
development proposals must make the most efficient use of land and be developed at the optimum 
density, informed by a design-led approach considering the site’s context, connectivity and 
accessibility by walking and cycling and to existing and planned public transport and the capacity 
of surrounding infrastructure.  

45 The higher the density of a development, the greater the level of scrutiny that is required of 
its design, with particular regard to residential quality and standards and its ongoing management. 
Development proposals with a residential component that are referable to the Mayor and are above 
the density threshold or include a tall building (defined locally) must be subject to the particular 
design scrutiny requirements set out in part F of Policy D2, including appropriate design review. 
GLA officers understand the proposals have been considered by Croydon’s design review panel.     

46 The heights and massing is supported and in line with the aspirations of Opportunity Area 
and Metropolitan Centre location. The scale and massing sits comfortably with the towers at 101 
George Street and the emerging heights of the Fairfield redevelopment.  

47 The site layout is prescribed by the size of the site, which is considered to optimise the 
development potential of the site whilst improving connectivity in this part of Croydon via the 
public thoroughfare. The applicant should confirm this will always remain completely accessible to 
the public and the same should be secured through a section 106 agreement.  

48  The site levels enable a basement with direct access from the south of the site for refuse, 
blue badge parking and servicing to be contained within. The colonnade area is faced by the 
residential and co-living entrances which provide activity and surveillance.  

49 The applicant has submitted a Pedestrian Comfort Level (PCL) assessment for the proposed 
colonnade walkway, which confirms that the width would provide an acceptable level of comfort 
for the proposed purpose. The applicant has also provided visuals of the colonnade area which 
looks good quality with a good amount of active frontage along its length.  

50 A Wind Microclimate report has been submitted with the application, which concludes 
conditions at most locations throughout the site and surrounds would rate as safe for all users and 
comfort levels would generally be considered suitable for proposed pedestrian usage. One location 
at the southeast corner is to be mitigated through implementation of a management strategy. 

51 At the aforementioned corner, and at a small number of locations at the north façade and 
at the southeast corner of 101 George street, conditions would be considered marginally too windy 
for leisurely strolling, although these conditions improve outside of the windier winter months. In 
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response to this issue, the applicant should provide mitigation as part of the scheme to ensure that 
the wind conditions are appropriate.  

Heritage  
 
52 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the statutory 
duties 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’ Any 
harm identified must be given considerable weight and importance. 
 
53 The NPPF states that when considering the impact of the proposal on the significance of 
the designated heritage asset, great weight should be given to the asset’s conservation. 
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. In weighing applications 
that directly or indirectly affect non-designated heritage assets, a balanced judgement will be 
required having regard to the scale of any harm or loss and the significance of the heritage asset. 
Policy HC1 ‘Heritage conservation and growth’ of the draft 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. 
 
54 The site is not within an LVMF viewing corridor or background zone. The application site 
does not fall within a conservation area. There are no statutory listed building within the vicinity of 
the site. Some locally listed buildings are nearby.  

55 GLA officers consider that in the context of the emerging development surrounding the 
site, the proposals will not give rise to any unacceptable impacts on statutory heritage assets. The 
Council should satisfy themselves as to the status and impact on the locally listed buildings. It is 
the view of GLA officers that the Grade 2 listed Sega office building to the west will not be 
affected.  

56 Having regard to the statutory duty in respect of listed building in the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the relevant paragraphs in the NPPF, GLA 
officers consider that the proposed development would not cause harm to the setting of the 
nearby designate heritage assets. 

Inclusive Design 

57 London Plan Policy 3.8 and Policy D5 of the draft London Plan require that ninety percent 
of new housing meets Building Regulation requirement M4(2) ‘accessible and adaptable dwellings’ 
and ten per cent of new housing meets Building Regulation requirement M4(3) ‘wheelchair user 
dwellings’, that is, designed to be wheelchair accessible or easily adaptable for residents who are 
wheelchair users. The applicant is providing 10% wheelchair accessible units within the C3 
affordable element of the proposals. The Council should ensure that compliance with Building 
Regulations M4 (2) and M4 (3) is secured by condition. 
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58 With regard to the co-living space, the applicant has also provided 10% of the co-living 
units as a wheelchair units. This is welcomed. The Council should ensure that compliance with 
Building Regulations M4 (2) and M4 (3) is secured by condition. 

59 Other spaces throughout the development are required to be in line with Policy 7.2, all 
public spaces, buildings and facilities will need to be accessible to all. The application sets out the 
compliance of the proposals in the submission to the satisfaction of GLA officers.    

Fire safety  
 
60 In the interests of fire safety and to ensure the safety of all building users, Policy D11 of 
the draft London Plan seeks to ensure that development proposals achieve the highest standards 
of fire safety. The applicant has provided a fire safety statement that demonstrates that all features 
and materials would comply with Part B of the Building Regulations. These measures must be 
appropriately secured in any decision.   
 

Transport 

Active Travel 
 
61 An Active Travel Zone assessment is included in the applicant’s Transport Assessment (TA), 
in accordance with TfL’s best practice guidance. This confirms that the site is well connected to key 
destinations by foot. Some public realm improvements on the main pedestrian routes are identified 
that would further support the Mayor’s Healthy Streets Approach.  
 
62 The north-south link proposed to the east of the site will benefit pedestrian movement, and 
was identified as a key desire line in the Fair Field Masterplan. This will secure a step-free route 
from College Road, into the adjacent site to the south, which is subject to a current planning 
application (reference 19/04516/FUL). This link will provide a continuous route connecting to 
Park Lane in the west, and safeguard a potential route to the A232 Barclay Road. A Pedestrian 
Comfort Level (PCL) assessment has been completed for the proposed walkway, which confirms 
that the remaining clear width of 3.53m would provide an acceptable level of comfort. Whilst this 
walkway should be protected for pedestrian movement, the public realm to the north and south of 
the site could be enhanced further to support the Healthy Streets indicators, for example by 
providing seating. Details of the public realm should be secured by condition, including sufficient 
lighting within the colonnade. 
 
Cycle Parking 
 
63 The proposed quantity of long-stay cycle parking spaces is 568 spaces lower than the 
minimum required for compliance with the draft London Plan (and 553 spaces lower than the 
adopted London Plan). A total of 463 long-stay cycle parking spaces are proposed, of which 180 
spaces will be provided for the 120 residential dwellings and 283 spaces for the 836 co-living units. 
It is suggested in the applicant’s TA that 130 of the cycle parking spaces for the co-living units will 
be a shared ‘cycle hire’ for residents. The proposed total number of long-stay cycle parking spaces 
for the co-living units represents only 34% of the minimum required to meet the standards. 
Therefore, for this approach to be acceptable, the total number of long-stay cycle parking spaces 
for the co-living units must be increased to a proportion that is much closer to the total 
requirement. In addition, details must be provided to confirm how the shared cycle parking will be 
managed, and that this facility will be free of charge to residents. The proposed short-stay visitor 
parking for the development is compliant with the draft London Plan. 
 
Car Parking 
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64 The development will be ‘car free’ except for the provision of 15 Blue Badge parking 
spaces. It is noted that 4 of these will be allocated to the residential dwellings, which equates to 
3% of the total number of dwellings. The applicant should demonstrate how additional Blue Badge 
car parking for up to 10% of the total dwellings can be provided, which should be secured through 
a Parking Management Plan. The other 11 Blue Badge spaces will be allocated to the co-living use. 
This represents 1.3% of the total number of co-living units proposed. In lieu of any specific car 
parking standards for this type of use, and given the site constraints and proximity to accessible 
public transport, this is considered acceptable. However, it is recommended that the total car 
parking is flexible between the residential and co-living units based on the demand. For full 
compliance with the draft London Plan, 20% of parking spaces should be provided with active 
electric charging facilities, and the remaining 80% should have passive provision. 
 
Trip Generation and Impact 
 
65 The approach to the trip generation is accepted. However, the mode split for both uses 
should be adjusted to represent the low car parking provision at the development. Specifically, it is 
expected that travel by bus would be higher than 5% suggested in the applicant’s TA. Based on 
the mode split applied for other consented schemes in Croydon town centre bus travel would more 
likely comprise around 13% of trips. The mode split and net trip generation by all modes should be 
adjusted accordingly.  
 
66 The additional impact from the proposed development results in a contribution of £425,662 
towards public transport capacity enhancements to be secured. 
 
Construction and Deliveries 
 
67 A draft Delivery and Servicing Plan (DSP) has been submitted with the application. The 
objective of the DSP should be to facilitate sustainable freight movement through consolidation 
and mode shift. The applicant should consider how freight consolidation can be secured within the 
wider Fair Field Masterplan area, and ensure that facilities are provided to support the use of cargo 
bikes. A detailed DSP should be secured by condition. An outline Construction Logistics Plan (CLP) 
is also provided, which is welcomed. Access to the tram substation to the south of the site must be 
maintained at all times. A detailed CLP, in line with TfL guidance, should be secured by condition. 
 

Climate change 
 
Energy 
 
68 A detailed report on energy was been issued on 22 November 2019 under separate cover to 
the LPA and applicant.  

69 The Energy Hierarchy has broadly been followed; however, the applicant is required to 
review the energy proposals to ensure compliance with the London Plan policies:  

• Reassess / report the studios apartments as residential as per the GLA pre-app advice 
and revise the modelling / CO2 emissions / carbon offset as required;  

• Consider the potential to further address overheating risk;  

• Further information required on future-proofing for district heating and on heat pumps; 
and  

• Reconsider the potential for PV. 
 
Water 
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70 A detailed report on flood risk, drainage and water was issued on 22 November 2019 under 
separate cover to the LPA and applicant. The key points requiring action are outlined below. 

71 The approach to flood risk management for the proposed development complies with 
London Plan Policy 5.12 and draft London Plan Policy SI.12. 

72 The surface water drainage strategy for the proposed development does not comply with 
London Plan Policy 5.13 and draft Policy SI.13. The applicant should revise the strategy to include 
SuDS measures that provide multiple benefits such as rainwater harvesting, blue/green roofs or 
permeable paving. 

73 The proposed development does not meet the requirements of London Plan Policy 5.15 
and draft London Plan Policy SI.5.   

74 The applicant should embed urban greening as a fundamental element of site and building 
design, in line with London Plan Policy 5.10 and draft London Plan Policy 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 calculate the proposed 
development’s Urban Greening Factor, as set out in Policy G5 of the draft London Plan, and aim to 
achieve the specified target.    

Local planning authority’s position 

75 Croydon Council planning officers are currently assessing the planning application. The 16 
January 2020 committee meeting is currently being targeted.  

Legal considerations 

76 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.   

77 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. 

Financial considerations 

78 There are no financial considerations at this stage. 

Conclusion 

79 London Plan policies on large scale purpose-built shared living; employment; housing and 
affordable housing; urban design, inclusive design; transport; and climate change are relevant to 
this application. Whilst the residential-led redevelopment is supported in principle, the application 
does not comply with the London Plan and draft London Plan for the reasons set out below: 
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• Principle of development: The proposals do not demonstrate an adequate quality of 
accommodation for future occupants in line with the requirements of draft London Plan 
Policy H18, and therefore cannot be supported in their current form.  

• Housing and affordable housing: The provision of on site C3 affordable housing is 
supported in principle, however the single affordable tenure is not acceptable. The viability 
of the scheme is being scrutinised by the GLA to ensure the maximum reasonable is being 
provided.  

• Urban design: The overall urban design approach is supported.  

• Transport: An increase in the total amount of long-stay cycle parking, with further details 
of the shared approach should be provided. Facilities to support deliveries by cargo bike 
should be considered. A contribution towards public transport capacity enhancements is 
also requested.  

• Climate change: water and energy matters require resolution.  

 

 

 

 

 

 

 

for further information, contact the GLA Planning Team: 
Juliemma McLoughlin, Chief Planner  

020 7983 4271    email juliemma.mcloughlin@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 
Katherine Wood, Team Leader – Development Management 
020 7983 5743 email katherine.wood@london.gov.uk 
Luke Butler, Senior Strategic Planner, Case Officer 
020 7084 2562    email luke.butler@london.gov.uk 
 


