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planning report GLA/4330/01  

  17 February 2020 

Wells House, 15-17 Elmfield Road  
in the London Borough of Bromley 

planning application no. DC/19/03620/FULL1 

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 

The demolition of Wells House and the re-development of the site to provide a building of 
up to 8 storeys in height, comprising 11,464 sq.m. of B1(a) office space with associated 
landscaping and cycle/car parking.’  

The applicant 

The applicant is Mr Christopher Cradock and the architect is Urban Infill. 

Strategic issues 

Principle of development: The principle of the redevelopment of this site for 
replacement office led development in the Bromley Opportunity Area and the Bromley 
Metropolitan Town Centre is strongly supported. The applicant should provide further 
detail regarding provision of affordable employment floorspace in compliance with the 
Mayor’s London Plan Policies E1, E2 and E3 (paragraphs 15 to 22). 

Design: The approach to the building height, massing and scale is supported and the 
design is of a good quality (paragraphs 23 to 27). 

Sustainable development: Further work is required and evidence submitted in relation to 
energy, flood risk and green infrastructure (paragraphs 29 to 34).  

Transport: The applicant should provide clarifications and information regarding: trip 
generation and impact, cycle parking and car parking and healthy streets. A delivery, 
travel plan and servicing plan and construction logistics plan should be secured by 
condition (paragraphs 37 to 44).  

Recommendation 

That Bromley Council be advised that the application does not yet comply with the 
London Plan, for the reasons set out in paragraph 48 of this report; but that the possible 
remedies set out in that paragraph could address these deficiencies. 
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Context 

1 On 12 December 2019, the Mayor of London received documents from the 
London Borough of Bromley 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 has to provide the 
Council with a statement setting out whether he considers that the application complies 
with the London Plan and the 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 of the Schedule to the 2008 
Order: 

1C – “Development which comprises or includes the erection of a building of one or 
more of the following descriptions – c) the building is more than 30 metres high and is 
outside of the City of London.” 
 
3 Once the London Borough of Bromley 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 0.3ha (0.74 acres), the majority of which is occupied by the footprint of 
the existing office building with the remainder being a car parking and landscaping.  The 
existing building is part four, part five-storeys in height with pedestrian access via a 
footbridge from Elmfield Road, located at first floor level in the north-west corner due to 
a level change to the public highway.  Vehicular access to the rear surface car park is 
also via Elmfield road with the entrance at the south-west corner of the site.   

6 The site features a hard landscaped area with ornamental planting adjacent to 
Elmfield Road fronting the office building with one semi-mature tree located along the 
north-west boundary with two further mature trees along the southern boundary of the 
site.   

7 The nearest section of the Transport for London Road Network (TLRN) is (A21) 
Kentish Way, adjacent to the eastern boundary of the site. The nearest section of the 
Strategic Road Network (SRN) is (A222) High Street, approximately 3.6 kilometres west 
of the site. 

8 There are three bus stops within an appropriate walking distance (640 metres) 
served by 18 routes. The nearest rail station is Bromley South, served by Thameslink 
and Southeastern services, approximately 300 metres south of the site. The site has a 
Public Transport Access Level (PTAL) of 6a (on a scale from 0-6b, where 6b is the 
highest). 
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Details of the proposal 

9 The demolition of Wells House and the re-development of the site to provide a 
building of up to 8 storeys in height, comprising 11,464 sq.m. of B1(a) office space with 
associated landscaping and cycle/car parking. 

Case history 

10 There are no major planning applications relating to the site development since 
its current use was established.  

11 On the 8 September 2017, the application was subject of a GLA pre-applications 
meeting and an advice report was issued on 20 April 2018. Whilst the principle of an 
office-based development was supported, issues were raised in relation to the provision 
of affordable workspace, design, inclusive access and transport. 

Strategic planning issues and relevant policies and guidance 

12 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 
2004, the development plan in force for the area is Bromley Local Plan (2019), Bromley 
Town Centre Area Action Plan (2010) and the London Plan 2016 (Consolidated with 
Alterations since 2011).  

13 The following are also relevant material considerations:  

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

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

 
14 The relevant issues and corresponding policies are as follows:  

• Principle of development London Plan; Town Centres SPG; 

• Offices London Plan; 

• Housing  London Plan; Housing SPG; Housing Strategy; Shaping 
Neighbourhoods: Play and Informal Recreation SPG; 
Affordable Housing and Viability SPG; 

• Urban design London Plan; Shaping Neighbourhoods: Character and 
Context SPG;  

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

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

• Transport London Plan; the Mayor’s Transport Strategy;  

 
Principle of development 
 
15 The application site is situated within the Bromley Opportunity Area, which 
London Plan Policy 2.3 and Policy SD1 of the Mayor’s intend to publish London Plan 
identifies as having the capacity to accommodate 2,000 new jobs and 2,500 new 
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homes. It is also located within the Bromley Metropolitan Town Centre which is a 
strategic level town centre designation under London Plan Policy 2.15 and the Mayor’s 
intend to publish London Plan SD6 state that town centres should be the main foci of 
commercial office development outside the Central Activities Zone. It is also currently 
occupied by office floorspace which is of material weight.  

16 The Bromley Local Plan (2019) identifies the site is within a number of 
designations; Renewal Area; Business Improvement Area; Metropolitan and Major 
Town Centre; and Bromley Town Centre Opportunity Area.  Local Plan Policies 13, 14 
and 16 state that proposals should maximise opportunities to deliver high quality 
environments, make a positive contribution to the vitality of local centres, improve 
accessibility and demonstrate that they maximise their contribution to economic, social 
and environmental improvements. The Local Plan and the Bromley Town Centre Area 
Action Plan identify the site as a Business Improvement Area under Policy 84 and 
Policy IA2 and that the council will seek to manage and improve the supply of high-
quality office floorspace and the loss of B1 office floorspace will not be permitted.   

17 In addition to the proposals at Wells House, the applicant has considered 
Elmfield Road more widely and has sought to develop partnerships with surrounding 
landowners to generate a wider masterplan for the area. In the context of London Plan 
Policy 2.15 and the Mayor’s intend to publish London Plan Policy SD6, which seek to 
focus commercial development in town centres, and London Plan Policy 2.13 and the 
Mayor’s intend to publish London Plan, which seek to fully realise the Opportunity 
Areas’ regeneration and growth potential, the applicant’s proposed masterplan-led 
approach to leading the development is supported. 

Offices  

18 The London Plan and the Mayor’s intend to publish London Plan identify the 
Bromley Opportunity Area as an area of growth. The London Plan supports a carefully 
managed approach to growth in Bromley, whilst the Mayor’s intend to publish London 
Plan identifies the area as being appropriate for an additional 2,000 jobs.  At a local 
level, the site lies within an identified Business Improvement District where, according to 
Policy BTC5 of the Bromley Town Centre Area Action Plan (AAP), improvements to 
existing premises and facilities will be promoted in order to create a high-quality 
business environment.   

19 The lack of high quality, modern office space is specifically identified as a barrier 
to promoting Bromley as a good employment alternative centre to Croydon, in 
paragraph 4.4.6 of the Bromley Area Action Plan. At a strategic level, London Plan 
Policy 4.2 and the Mayor’s intend to publish London Plan Policy E1 seek to support the 
competitiveness and quality of office space as well as focusing new development in 
Town Centres.  

20 As highlighted at the pre-application stage, the Mayor’s intend to publish 
London Plan introduces distinct policies on low-cost business space, as set out in 
Policy E2, which is considered to be of a lower specification than prime office 
floorspace, and on affordable workspace, as set out in Policy E3, which is let at sub-
market levels and will be encouraged on proposals that provide more than 2,500 
sq.m. of Class B1 floorspace. 
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21 It is proposed to create a 13,325 sq.m. office building of a modern specification. 
This is an uplift of approximately 9,000 sq.m. The proposals are supported in the 
context of London Plan Policy 4.12 and the Mayor’s intend to publish London Plan 
Policy E1. In accordance with the Mayor’s intend to publish London Plan Policy E3, the 
applicant should further explain how affordable workspace will be accommodated as 
part of the development proposal including any areas designated as ‘low cost’ or 
affordable, in accordance with the Mayor’s intend to publish London Plan Policy E2 and 
Policy E3 as this issue was raised at the pre-application stage. 

22 Recognising the need for office stock outside of central London, the applicant has 
launched ‘Commercial Park’, which is a Joint Venture with Sir Robert McAlpine. 
Through the Commercial Park developments, it is proposed to create £2 billion worth of 
office development across the south east, including in Bromley, Crawley and Haywards 
Heath. The applicant proposes that Wells House be the first to be developed within the 
‘Bromley Commercial Park’ development and would act as a catalyst for redevelopment 
for the rest of Elmfield Road.  This ambition is supported as it would ensure co-
ordinated development, with a reasoned approach to height and massing along the 
corridor. The owners of Wells House also own 29-31 Elmfield Road and 7-13 Elmfield 
Road and have also instructed the same architects for this application to develop 
feasibility proposals for these sites, which, in the absence of a wider masterplan, should 
allow for a degree of design cohesion across these sites.  

Design   

23 The design principles in Chapter 7 of the London Plan and Chapter 3 of the 
Mayor’s intend to publish London Plan require all developments to achieve a high 
standard of design which responds to local character, enhances the public realm and 
includes architecture of the highest quality that defines the area and makes a positive 
contribution to the streetscape and cityscape. 

Height, massing and scale  

24 The proposed office building is replacing an outdated office block which is 
located in an area of the Bromley town centre which has an established concentration of 
taller buildings with bulky massing. The scale of the existing context on Elmfield Road is 
of large bulky buildings which include Crosby House, Wells House, One Elmfield Park 
and Prospect House and The Mall shopping centre with multi storey car park above. 
The buildings on the eastern side of Elmfield Road, which includes the application site, 
form an edge to the town centre with Kentish Way with four lane road lanes separating it 
from lower scale two storey suburban residential neighbourhoods to the east. A mature 
line of trees screens the residential areas from the main road and views to the west. 

25 The proposed building takes a rectangular form with the massing being 8 to 9 
storeys facing the Hight Street and utilising the change in site levels to step down 7 
storeys facing Kentish Way. The floorplate and approach to the massing largely 
replicate the existing building, there is however a substantial increase in height 
compared to the existing office block of part 4-part 5 storeys. Taking into account the 
surrounding context, the increase in building height raises no strategic concerns as the 
architecture approach of a glazed building will be much lighter and appear less bulky 
than the existing brown brick office building. The site is also in an established location of 
larger floorplate building of a greater height than the surrounding town centre context. 
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Floorplans and public realm  

26 The approach to the building floorplans at ground floor is a substantial 
improvement on the existing building defensive design that creates a mote and draw- 
bridge response to the change in site levels separating the building from the street. The 
proposed ground floor design now brings the street to the building edge with tree 
planting lining the street. The entrance is located centrally on Elmfield Road with the 
internal layout based on an atrium with the upper floors providing open flexible 
floorplans to accommodate a range of commercial options. The applicant has created 
landscaped terraces facing east which soften the building edges at upper levels and 
which both respond to residential neighbourhood across Kentish Way and enhance the 
urban greening of the building and this is welcome.     

Appearance and materials  

27 The design offers a light modern open structure compared to the existing austere 
brown brick building and those in the immediate vicinity, through the extensive use of 
glazing revealing the structural supports of the building on the upper floor and the 
adoption of functional louvres to give variation to the elevation facing Elmfield Road. 
The layering of elevation treatment along with the use of landscape terracing combined 
result in the building having a clear base, middle and crown form.  The final appearance 
of the proposals will be subject to the quality of the materials and detailing. A condition 
should therefore be attached by the Council to secure key construction details and 
facing materials to achieve the highest design quality. 

Inclusive design 

28 The aim of London Plan Policy 7.1 ‘An inclusive environment’ and Policy D3 
‘Inclusive design’ of the Mayor’s intend to publish London Plan is to ensure that 
proposals achieve the highest standards of accessibility and inclusion, not just the 
minimum.  The detailed application for the building has been designed to be fully 
accessible to all users and the applicant also ensured that the public realm interface is 
inclusively designed. These matters should be secured by an appropriately worded 
planning condition. 

Sustainable Development   

29 Detailed energy, flood risk and green infrastructure comments have been 
provided to the applicant and borough under separate cover.  

Energy 

30 The applicant has submitted an energy assessment in accordance with 
London Plan Policy 5.2 and the Mayor’s intend to publish London Plan Policy SI2.  
The carbon dioxide savings do not meet the on-site target set within the London Plan 
for non-domestic uses and the applicant should therefore model additional energy 
efficiency measures and aspire to meet the energy efficiency target of a 15% 
improvement on 2013 Building Regulations. The applicant should also carry out 
further work and provide information in relation to overheating, photovoltaic 
installation and renewable energy maximisation, air source heat pump installation and 
operation savings, and provide the relevant modellings output sheets (i.e. BRUKL) for 
the Be Lean stage of the energy hierarchy. 
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Flood risk 

31 The surface water drainage strategy for the proposed development does not 
comply with London Plan Policy 5.13 and the Mayor’s intend to publish London Plan 
Policy SI.13, as it does not give appropriate regard to the drainage hierarchy and 
greenfield runoff rate. Further details on how SuDS measures at the top of the 
drainage hierarchy will be included in the development, and how greenfield runoff rate 
will be achieved should be provided. 

32 The proposed development generally meets the requirements of London Plan 
Policy 5.15 and the Mayor’s intend to publish London Plan Policy SI.5.  The applicant 
should also consider water harvesting and reuse to reduce consumption of 
wholesome water across the entire development site.  This can be integrated with the 
surface water drainage system to provide a dual benefit. 

Green infrastructure 

33 The landscape proposals detailed in the DAS include tree planting, terrace 
planting and green walls, however no landscape plan has been provided.  The 
applicant should provide a single landscape plan detailing the landscape proposals 
across the proposed development including ground level greening and greening of 
the building.  The applicant should also provide the calculation of the Urban Greening 
Factor, as set out in the Mayor’s intend to publish London Plan Policy G5, and meet 
the specified target.    

34 The Arboriculture Assessment states that the proposed development requires 
the removal of six trees and that this will be mitigated. However, no landscape plan 
has been submitted to demonstrate this mitigation and this should be provided prior 
to Stage 2 in compliance with London Plan Policy 7.21: Trees and Woodland, the 
Mayor’s intend to publish London Plan Policy G7: Trees and Woodlands. 

Fire Safety 

35 In line with policy D12 of the Mayor’s intend to publish London Plan, development 
proposals must achieve the highest standards of fire safety and ensure that they: are 
designed to incorporate appropriate features which reduce the risk to life in the event of 
a fire; are constructed in an appropriate way to minimise the risk of fire spread; provide 
suitable and convenient means of escape for all building users; adopt a robust strategy 
for evacuation which all building users can have confidence in and provide suitable 
access and equipment for firefighting which is appropriate for the size and use of the 
development. 

36 The applicant is as such required to submit a Fire Statement by a third party 
suitably qualified assessor. The statement should detail how the development proposal 
will function in terms of: the building’s construction; the means of escape; access for fire 
service personnel and equipment, and the ongoing maintenance and monitoring of 
these how provision will be made within the site to enable fire appliances to gain access 
to the building. The Fire Statement should be submitted prior to determination. 
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Transport  

Trip generation 

37 Clarification is required for the trip assignment for public transport modes, with 
consideration given to the sites proximity to stations and bus stops, as identified 
above.  The applicant should clarify the assumptions that have been made for the 
forecasted trip distribution.  

Cycle parking 

38 The applicant proposes 168 long-stay and 14 short-stay cycle parking spaces 
are proposed, this level of provision is compliant with the minimum provision 
standards of the Mayor’s intend to publish London Plan Policy T5. However, the 
design of the parking provision is not compliant with London cycle design standards 
(LCDS).  The applicant should revise the cycle parking arrangements to comply with 
the LCDS prior to permission being granted in order to comply with London Plan 
policy 6.9 and the Mayor’s intend to publish London Plan Policy T5.  

Car parking 

39 The applicant proposes 18 car parking spaces, equating to a ratio of one 
space per 637 sq.m. of office floor space. The Mayor’s intend to publish London Plan 
Policy T6 states that the starting point for all development should be car free. Taking 
into consideration the sites accessible location, any development proposed at this site 
should be car-free.  

40 Two disabled persons parking bays are proposed, equating to 11 per cent of 
the total provision. This is compliant with the Mayor’s intend to publish London Plan 
policy T6.5 and should be secured by condition. The applicant should include active 
electric vehicle charging points (EVCPs) at all spaces. Should this not be achieved, a 
minimum of 20% of all parking provision should have active provision, with passive 
provision for all remaining spaces.  

Healthy streets 

41 A pedestrian environment review survey (PERS) was requested at pre-
application stage. PERS has been replaced by an active travel zone (ATZ) 
assessment, which the applicant has not provided. The TA should be updated to 
include this. Further information should be provided to demonstrate how the site is 
supporting the Mayor’s healthy street approach.  

Delivery and servicing, travel and construction logistics plans  

42 Four delivery and servicing bays are proposed to serve the site. The applicant 
should provide further detail which identifies that this provision is sufficient to 
accommodate the delivery and servicing needs of the site.  A draft delivery and 
servicing plan (DSP) has been provided. In line with the Mayor’s intend to publish 
London Plan Policy T7, a full DSP should be secured through condition. A full DSP 
should explore the opportunities for consolidation at this site and detail the monitoring 
arrangements.  
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43 A travel plan (TP) has been provided and this should be secured through 
condition. The applicant should ensure that the information provided in the TP is 
consistent with the transport assessment, and the targets are in line with the Mayor’s 
strategic mode shift target.  

44 A number of issues have been identified with the submitted construction 
logistics plan (CLP) which will need to be addressed. The final CLP should be signed 
off by TfL and Bromley Council, prior to commencement of the development. 

Local planning authority’s position 

45 Bromley officers are currently assessing the application. The committee date is 
not yet known.    

Legal considerations 

46 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 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. 

Financial considerations 

47 There are no financial considerations at this stage. 

Conclusion 

48 London Plan and the Mayor’s intend publish London Plan policies on Opportunity 
Areas, design and heritage, inclusive access, environment and transport are all relevant 
to this application. Having regard to these policies the application complies with some of 
these policies but not with others as per the schedule below: 

• Principle of development: The principle of the redevelopment of this site for  
office led development in the Bromley Opportunity Area and the Bromley 
Metropolitan Town Centre is strongly supported.  The applicant should provide 
further detail regarding provision of affordable employment floorspace.  

• Design and heritage: The approach to the building height, massing and scale is 
supported and the design is of a good quality.    

• Inclusive design: The building has been designed to be fully accessible to all 
users  
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• Climate Change: Further work is required and evidence submitted in relation to 
energy, flood risk and green infrastructure.  

• Transport: The applicant should provide clarifications and information regarding: 
trip generation and impact, cycle parking and car parking and healthy streets. A 
delivery, travel plan and servicing plan and construction logistics plan should be 
secured by condition.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
for further information contact GLA Planning Unit 
Debbie Jackson, Interim Executive Director  
020 7983 5800 email: debbie.jackson@london.gov.uk  
John Finlayson, Head of Development Management 
020 7983 2632    email john.finlayson@london.gov.uk 
Alison Flight, Deputy Head of Development Management  
020 7084 2820  alison.flight@london.gov.uk  
Lyndon Fothergill, Team Leader – Development Management 
020 7983 4512 email: lyndon.fothergill@london.gov.uk 
Jonathan Aubrey, Principal Strategic Planner (case officer) 
020 7084 5823    email: jonathan.aubrey@london.gov.uk  
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