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PLANNING COMMITTEE AGENDA 20 October 2016 

PART 6: Development Presentations Item 6.2 

1 DETAILS OF THE DEVELOPMENT 

Ref: 16/03857/PRE 
Location: Queens Gardens and the Former Taberner House  
Ward: Fairfield 
Description: Demolition of baseplate of the former Taberner House; Erection of 4 

buildings of 34-13 storeys in height to provide commercial floorspace 
at ground floor with 503 residential units above; re-landscaping of 
Queens Gardens and provision of new public open space; provision of 
new access and servicing.   

Drawing Nos: Presentation material; Accommodation schedule.  
Applicant: Taberner House LLP 
Agent: Gerald Eve LLP 
Case Officer: Kate Edwards 
 

2 BACKGROUND 

2.1 This proposed development is being reported to committee to enable members of the 
committee to view it at an early stage and to comment upon it. The development 
does not constitute an application for planning permission and any comments made 
upon it are provisional and subject to full consideration of any subsequent application 
and the comments received as a result of consultation, publicity and notification.  

2.2 This is the first presentation of the application to planning committee, and pre-app 
discussions have been on-going for 2 months.  

3 PROPOSAL AND LOCATION DETAILS 

Proposal 

3.1 Demolition of baseplate of the former Taberner House; Erection of 4 buildings of 34-
13 storeys in height to provide commercial floorspace at ground floor with 503 
residential units above; re-landscaping of Queens Gardens and provision of new 
public open space. Provision of new access and servicing.  

3.2 The proposed buildings would be arranged around the eastern, south eastern and 
south western edge of the site, with an extension to Queens Gardens positioned at 
their centre. Clockwise from the south eastern corner the buildings would be 34, 21, 
13 and 17 storeys. The ground floor of each building wold be predominantly occupied 
by commercial floorspace, and would also contain the residential foyers. The 503 
residential units to be provided would comprise 233 one bedroom, 196 two bedroom 
and 74 three bedroom flats. The applicant has indicated an intention to provide 30% 
of these units as affordable accommodation.  

3.3 A new access would be provided from Fell Road, which would have a ramp down to 
a basement. 14 wheelchair user suitable parking spaces would be provided within 
the basement, alongside servicing.  

 



 The existing Queens Gardens and new space provided at the centre of the 
development would be re-landscaped following an extensive consultation exercise 
with local people and businesses. It is currently envisaged that a childrens' play area 
would be provided to the north western corner, within part of the sunken garden area.  

Site and Surroundings 

3.4 The site is located on the western side of park Lane and is also bound by Katharine 
Street to the north, Fell Road to the west and the Flyover to the south. Taberner 
House, the broad 19 storey building which previously occupied the southern part of 
the site, has now been demolished with only the baseplate and basement remaining 
and surrounded by site hoardings. Queens Gardens is a valuable civic amenity 
space which is predominantly laid to lawn with a number of established trees, and a 
historic sunken garden area to the north.  

3.5 The surrounding area is mixed, and predominated by civic functions. The primary 
Council office, Bernard Weatherill House, sits to the west, whilst the Grade II Listed 
Town Hall is to the North West. Segas House to the north (a currently vacant former 
office building) and the Friends Meeting House to the southern side of the Flyover (a 
place of worship) are also Grade II Listed Buildings. The Central Croydon 
Conservation Area lies in close proximity to the west.  

Planning History 

3.6 The following planning decisions are relevant to the application: 

13/04398/P   Demolition and clearance of building above ground floor slab 
and associated works.  

   Approved, and implemented.  
 
14/00196/P  Demolition of existing building; erection of 5 buildings ranging 

from 6 to 32 storeys comprising 420 residential units and 2 
retail units; provision of landscaping (new and re-landscaping of 
Queens Gardens), servicing and new access.  
Approved, but not implemented. 

 
16/05114/ENVS  Concurrent environmental impact assessment scoping request 

for the development which is the subject of this application.  
Application yet to be determined.   

 
4 MATERIAL PLANNING CONSIDERATIONS 

4.1 The main planning issues raised by the development that the committee should be 
aware of are: 

1. The acceptability of the development in land use terms 
2. Impact on the character and appearance of the surrounding area and upon 

heritage assets 
3. Impact of the proposal on Queens Gardens 
4. Impact on trees and ecology 
5. Acceptability of proposed housing typology and living conditions provided 
6. Impacts on adjoining occupiers 
7. Parking and Highways considerations 



8. The environmental performance of the proposed buildings  
 
The acceptability of the development in land use terms 

 
4.2 The principle of the use of the site for residential accommodation, and the loss of the 

previous office use has been established with the previous approval (ref: 
14/00196/P). Although the level of public open space would be increased as a result 
of the proposal, as with the 2014 approval the buildings would not sit entirely within 
the footprint of the previous building and would extend into land which is currently 
within Queens Gardens and designated as ‘Local Open Land’.  

4.3 On this basis several land use policies apply. Paragraph 74 of the National Planning 
Policy Framework (NPPF) states that existing open space should not be built on 
unless the land is replaced by open space of equivalent or better quality and quantity 
elsewhere. This is reiterated by Policy 7.18 of the London Plan 2015 and Croydon 
Local Plan: Strategic Policies 2013 (CLP1) Policy SP7.2. In addition, the adopted Mid 
Croydon Masterplan identifies the existing Taberner House curtilage as suitable for 
development, plus potentially part of the Queens Gardens subject to a number of 
criteria being met. This is on the basis that any scheme should provide a high quality 
and well managed public courtyard which is open to the public for use at all times. 
The Masterplan also states that the site should provide a “public courtyard based 
residential led development to replace Taberner House”. Croydon Unitary 
Development Plan Policy Plan Saved Policies 2013 (UDP) Policy RO8 indicates that 
large-scale residential development as proposed will not be permitted on Local Open 
Land unless it is a limited extension or to provide an outdoor activity. CLP1 Policy 
SP7.2 states that the Council will protect and safeguard the borough’s local green 
spaces.  

4.4 The proposed scheme, as the approved 2014 scheme, would represent a Departure 
from policies RO8 and SP7.2.  However, the more up to date NPPF paragraph 74 
and London Plan Policy 7.18 both state that development on Local Open Land may 
be acceptable in other circumstances, specifically when the lost land is replaced by 
open space of equivalent or better quality and quantity, in a suitable location. The 
new land which will be provided will be immediately adjoining the existing gardens 
and therefore its location is deemed to be suitable. As the proposals for the gardens 
are developed, the applicant will need to demonstrate that the proposed new gardens 
overall, including the new space, provide an equivalent or better quality and quantity 
on Local Open Land.  

Principle of Commercial Uses  
 

4.5 Paragraph  24  of the NPPF states that a sequential test should be applied to 
planning applications for main town centre uses that are not in an existing centre, 
and not in accordance with an up to date local plan. London Plan Policy 4.7 states 
that retail development should be focused on sites within town centre or edge of 
centre locations capable of easy integration with the centre, if no town centre sites 
are available. CLP1 Policy SP3.9 states that the Croydon Metropolitan Centre (which 
the site is within) will remain the principal location for retail development.  Policy SH3 
of the Croydon Replacement UDP Saved Policies 2013 states that if convenience 
retail development is permitted outside of the Primary Shopping Area it will be 
controlled by the imposition of planning conditions, and that the sequential approach 
will be applicable for developments over 200m2.    
 



4.6 The CLP1 Proposals Map identifies the site as being outside of the Primary Shopping 
Area (the boundary of which is located to the northern side of Katharine Street). 
Therefore, in accordance with the NPPF glossary this is an ‘edge of centre’ location 
for the purposes of A1 retail, which is sequentially less preferable as a site for A1 
retail. If A1 use is proposed within the ‘commercial’ floorspace, the applicant will 
therefore need to submit a sequential assessment and justification for making the 
provision.  The provision of A3 use would be fully supported and is in accordance 
with the NPPF and the development plan as a main town centre use within a town 
centre.  

 
Impact on the character and appearance of the surrounding area and upon 
heritage assets 

 
4.7 The NPPF, London Plan Policies 7.4 and 7.6, CLP1 Policy SP4.1 and Policies UD2 

and UD3 of the UDP require development to be of a high quality and visually 
appropriate design which respects the existing development pattern and local 
character.  

4.8 The Masterplan states that the site should provide a “public courtyard based 
residential led development to replace Taberner House, with a block of up to 6 
storeys addressing Fell Road, The Croydon Flyover and Park Lane and the potential 
for a slender tower of up to 20 storeys addressing Park Lane on the south eastern 
corner; and a slender tower of 12 to 14 storeys on the south western corner, adjacent 
to the new Council Offices.” It also states that “The development should provide a 
lower ‘pavilion’ building or arm of development to address Queens Gardens from the 
south.”  

4.9 The arrangement of the buildings on the site would differ from that of the consented 
scheme in that fewer buildings would be provided, and there would be no ‘pavilion’ 
building creating partial separation between the existing gardens and the space at 
the centre of the development. The gardens would now be fully open through into the 
space. This continuation is supported and would help create space which is fully 
integrated and well used, subject to a suitable detailed design.  

 
4.10 Each of the four buildings would vary in height, with the tallest at 34 storeys to the 

south east corner as with the previous scheme, and the other buildings at 21, 13 and 
17 storeys. These heights exceed the heights identified in the Mid Croydon 
Masterplan (which outlines potential for predominantly 6 storeys with an opportunity 
for 12 to14 storeys on the south west corner and up to 20 storeys on the south east). 
However, the applicant has stated that this is necessary in order to provide a viable 
scheme that can afford to provide the level of affordable housing which they seek. 
Initial view assessment information has been submitted to allow consideration of the 
divergence from the Masterplan. On the basis of this information, the height and 
massing of the proposed buildings are considered broadly acceptable in general 
townscape terms. It is noted that they would coalesce in some closer views at the 
intersection of Fell Road and Katherine Street, but this is considered to be 
unavoidable for a scheme involving multiple large buildings, and is not considered a 
valid reason to inhibit development given the intensification of housing use required 
by policy.  

 
4.11 The assessment of the impact of the proposed buildings on surrounding heritage 

assets is also a vital part of the assessment of their visual impact. Any adverse 
heritage impacts of the scheme would need to be weighed against the public benefits 



that it would also bring. The development would be visible within the setting of a large 
number of heritage assets. The Town Hall and Clock Tower in particular are sensitive 
given their proximity. It is noted that in some regards the impact on this asset would 
be increased from that of the previous scheme, with the top of the western building 
fronting Queens Gardens now becoming visible from Katharine Street. The applicant 
will need to look carefully at the detailed design to address this matter, and it is noted 
that this is balanced against the heritage impact improvements from that of the 
previous scheme, including the creation of reduced potential for coalescence of the 
clock tower and the 34 storey building.   

 
4.12 Given the prominent location of the site, the proposed tall buildings and the impact on 

heritage assets, it is essential that excellent design quality is delivered. The emerging 
planar architectural expression has been developed through an assessment of the 
surrounding buildings and area, and is supported in principle subject to successful 
detailed design. The applicant is also ready to engage with Heritage England as part 
of the pre-application process.  

 
Impact of the Proposal on Queens Gardens 
 

4.13 The policy position in relation to the impact on Local Open Land is outlined in the 
land use principles section above. The key test identified from the NPPF (paragraph 
74) is whether the quality and quantity of Local Open Land provision remains the 
same or becomes better than the existing situation. The proposals for the gardens 
are still emerging. Given the extraordinary importance of the space, the applicant is 
organising a very extensive public consultation exercise which will treat users of this 
civic land as ‘co-designers’. This is fully supported by officers. It should be noted that 
due to the nature of the consultation exercise, the details to be submitted with a 
subsequent application would be indicative only and based on overall design 
approach and codes, rather than an exact proposal. Details would subsequently be 
secured by condition, should consent be granted. This is an acceptable approach. 

  
4.14 The emerging overarching narrative for the space is based on full integration, rather 

than separation, of the different levels of the gardens, while maintaining the existing 
character of the sunken garden. The sunken garden would be integrated with the 
central area through the provision of a play space to the western corner (making use 
of the natural enclosure of the retaining walls and the natural play opportunities of the 
level changes).  The space at the centre of the built development would be integrated 
with the central space by the placement of the buildings on the boundaries only, and 
the very wide opening between the northern most buildings. Although the Masterplan 
outlines an approach where a different design treatment is applied to each ‘section’ 
of the gardens, the integrated approach is seen as an alternative response with a 
strong and considered rationale which meets all of the objectives for the space.  
 

4.15 The future application will need to be submitted with detailed information to allow a 
full assessment of the impact of the proposal upon the sunlight, wind and noise 
conditions within the gardens.   
 
Impact on Trees and Ecology  
 

4.16 London Plan Policy 7.21 states that trees of value should be retained and where loss 
is unavoidable, they should be replaced with high quality trees in the correct location. 



Croydon UDP Policy NC4 states that the loss of trees of value should only be 
accepted where a development will bring significant regenerative benefits.  

4.17 The proposed new buildings would result in some loss of trees, at a level which is 
similar to that of the approved scheme, but new tree planting would also be 
proposed. A full arboricultural assessment will be needed in order to consider the 
loss, but the principle of the removal of some trees could be justified on the basis of 
the public benefits of the scheme. The north eastern building has been moved from 
its previously proposed location in order to allow the retention an established grade A 
oak which is known locally as the Churchill memorial tree. The applicant is also 
exploring whether it would be possible and desirable to retain one of two horse 
chestnuts at the level of the northern most buildings.  

 Acceptability of Proposed Housing typology and Living Conditions for Future 
Occupiers 

 
4.18 CLP1 Policy SP2.5 seeks to secure the provision of family housing and states that 

the Council aspiration for 20% of all new homes within the Croydon Opportunity Area 
having three or more bedrooms and 35% of all two bedroom homes having four bed 
spaces. The Opportunity Area Planning Framework (OAPF) indicates that 
developments within the Mid-Croydon zone should aim to provide 20% of units with 3 
bedrooms or more. The Masterplan also identifies the site as suitable for a mix of 
new homes, including family homes.  

4.19 The unit mix of the development is reproduced below for ease of reference:  

Type of unit Number % of total 

1 bed 2 person 233 46% 

2 bed 4 person 196 39% 

3 bed 5 person 74 15% 

Total 503 100 

 

4.20 The unit mix indicates that the 20% target for 3 bedroom plus size units would not be 
met. However, the applicant has indicated that current market demand is unlikely to 
enable them to provide more than the currently proposed level of three bedroom 
units and the proposed development is viability driven to a certain extent. On the 
basis that all of the 2 bedroom units would be suitable for 4 persons (thus 
significantly exceeding the 35% CLP1 target) the proposed proportion of family 
housing is likely to be acceptable. However, the applicant is encouraged to ensure 
that they maximise the provision of family housing.  

Affordable Housing Provision 
 
4.21 London Plan Policies 3.10-3.13 and Policy SP2.4 of CLP1 states that developments 

should seek to provide 50% of housing units as affordable accommodation. If this 
cannot be met a viability assessment must be submitted and fully verified in order to 
justify any reduced provision. A minimum of 10% of the units provided on a site in the 
Croydon Opportunity Area should be in the form of affordable housing. An offsite 



provision or a commuted sum equivalent to the provision of a further 5% should also 
be provided where this is not possible on-site, bringing the total provision to a 
minimum of 15%. Policy SP2.4 also indicates a 60:40 tenure split within the 
affordable housing provision (between affordable rent and intermediate housing - 
including shared ownership).  

4.22 The applicant proposes that 30% of the proposed dwellings (151 units) would be 
provided as affordable accommodation. In line with policy, they have submitted a 
viability assessment, which will now be assessed by an independent verifier in order 
to ensure that the maximum level of affordable is being offered. Subject to this 
exercise confirming that this is the case, the offer of 30% is welcomed as a valuable 
contribution which exceeds that which could be supported by the consented scheme. 
At this stage the exact tenure breakdown of the affordable units has not been 
confirmed, and this will be considered against the policy requirement for a 60:40 split.  

Residential Standards 
 

4.23 The Technical Housing Standards – Nationally Described Space Standard provides 
minimum floor area specifications for all new dwellings. The London Housing 
Supplementary Planning Guidance (SPG) provides minimum standards which should 
be met with regards to amenity space. The applicant is designing the scheme to 
meet all of these standards, and to provide 10% of units as wheelchair user 
accessible/easily adaptable in line with policy. This is supported.   

 
4.24 The spaces between the north and south elevations of the two eastern buildings 

would have a separation of only 7m, and each building would contain facing 
bedrooms. This separation distance is significantly below that which is normally 
sought for facing habitable rooms (approximately 18-20m). However, the proposed 
overlooking relationship could be managed through the use of a planning condition, 
requiring the lower part of the windows within one of the buildings to be obscure 
glazed. This would retain a level of outlook but also increase privacy for the 
occupiers of the rooms. 

 
4.25 The applicant is seeking to provide the full required play space provision to serve the 

development within the sunken garden area. This is supported.  
 
Impacts on Adjoining Occupiers 
 

4.26 London Plan Policy 7.1, CLP Policies SP4.1 and SP4.2 and UDP Policy UD8 seek to 
create livable environments where the established residential amenity of adjoining 
occupiers is protected. 

4.27 The majority of the buildings which surround the site are civic, commercial or 
religious premises. The nearest residential accommodation to the proposed building 
are to the opposite side of the Park Lane Gyratory within the upper floors of 69 Park 
Lane, which is 80m from the eastern boundary of the site. Given these large 
separation distances it is not anticipated that the outlook of these residencies would 
be adversely affect by the proposal and there would not be significant potential for 
overlooking. Other matters in relation to adjoining occupier amenity (noise and light) 
are considered as environmental impacts and are discussed below.   

 Parking and Highways Considerations 
 



4.28 Chapter 4 of the NPPF seeks to promote sustainable transport. London Plan Policies 
6.3 and 6.13 and Croydon Plan Policies T2 and T8 require that development is not 
permitted if it would result in significant traffic generation which cannot be 
accommodated on surrounding roads. They also require that acceptable levels of 
parking are provided. Disabled parking spaces are required by Policy 6.13 of the 
London Plan and the accompanying Housing SPG.  

4.29 The subject site is in an area with a PTAL accessibility rating of 6b (on a scale of 1a - 
6b, where 6b is the most accessible) as indicated on maps produced by TfL. The site 
is therefore considered to have an excellent level of accessibility to public transport 
links. The development proposes the provision of 14 spaces on site, which would all 
be marked out with a layout which is suitable for blue badge users and would be 
allocated to the wheelchair adapted flats. Due to the excellent PTAL the proposal to 
make no parking provision for occupiers without a mobility limiting disability is 
supported. The Housing SPG indicates that a space should be provided for each 
wheelchair accessible or adaptable unit (10% of units) which equates to 42 spaces 
for this development. The provision of 14 on site spaces is clearly below the disabled 
car parking standard. However, given that this is a significant improvement from that 
3 spaces proposed with the previous scheme, the constraints of the site posed by 
limitations to new access opportunities and the desire to maintain the gardens space 
as free from all vehicles, the provision is considered acceptable.  

The environmental performance of the proposed buildings 

4.30 Policies 5.2 of the London Plan and SP6.2 of CLP1 state that new development 
should make the fullest contribution to minimising carbon dioxide emissions and 
should incorporate on site renewable energy generation. A reduction in carbon 
dioxide emissions of 40% over the Target Emission Rate (as outlined in the Building 
Regulations 2010) is sought for the 2013-2016 period, and zero carbon is sought for 
the 2016-2031 period. A detailed sustainability strategy has not yet been confirmed. 
The applicant should seek to meet the above policy requirements in this regard.  

Other Planning Issues 

4.31 None to report.  
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