PLANNING COMMITTEE AGENDA
PART 7: Planning Applications for Decision
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15 December 2016

Item 7.3

APPLICATION DETAILS
Ref:
Location:

Ward:
Description:

16/02994/P and 16/05204/LBC (Links to related documents on Planning Register)
Purley Baptist Church and Hall, Banstead Road, 1-4 Russell Hill
Parade,1 Russell Hill Road and 2-12 Brighton Road and 1-9 Banstead
Road Purley CR8
Coulsdon West and Purley
16/02994/P Planning application for - Demolition of existing buildings
on two sites; erection of 3 to 17 storey building with basements
comprising 114 flats, community and church space and a retail unit on
“Island Site” and a 3 to 8 storey building comprising 106 flats on
“South Site” and public realm improvements with associated vehicular
accesses
16/05204/LBC Listed Building application for - Removal of section of
low perimeter wall within the curtilage of Purley Library and
replacement with new steps to join library forecourt, demolition of
unlisted Purley Baptist Church which abuts a gate adjoining the
Library

Drawing Nos: 16/02994/P
A304_PL_001, A304_PL_002, A304_PL_003, A304_PL_004,
A304_PL_005, A304_PL_006 Rev A, A304_PL_010, A304_PL_011,
A304_PL_012, A304_PL_013 Rev B, A304_PL_014 Rev B,
A304_PL_015 Rev B, A304_PL_016, A304_PL_017, A304_PL_018,
A304_P_019, A304_P_020, A304_P_021, A304_PL_022,
A304_PL_023, A304_PL_024, A304_PL_025, A304_PL_026,
A304_PL_027, A304_P_028, A304_P_029, A304_PL_050.
A304_PL_051, A304_PL_100, A304_PL_101, A304_PL_102,
A304_PL_103, A304_PL_104, A304_PL_105, A304_P_106,
A304_PL_107, A304_PL_108, A304_PL_109, A304_PL_110,
A304_PL_111, A304_PL_112, A304_PL_113, A304_PL_114,
A304_PL_115, A304_PL_116, A304_PL_117 Rev B, A304_PL_130,
A304_PL_131, A304_PL_132, A304_PL_133, A304_PL_150, 1272CA-A-XX-DR-PL Rev P1, 1272-CA-A-XX-DR-PL-096 Rev P1, 1272CA-A-LG-DR-PL-099 Rev P1, 1272-CA-A-GF-DR-PL-100 Rev P3,
1272-CA-A-01-DR-PL-101 Rev P5, 1272-CA-A-02-DR-PL-102 Rev
P5, 1272-CA-A-03-DR-PL-103 Rev P2, 1272-CA-A-04-DR-PL-104
Rev P2, 1272-CA-A-05-DR-PL-105 Rev P2, 1272-CA-A-06-DR-PL106 Rev P1, 1272-CA-A-RL-DR-PL-107 Rev P1, 1272-CA-A-XX-DRSE-200 Rev P1, 1272-CA-A-XX-DR-SE-201 Rev P1, 1272-CA-A-XXDR-EL-300 Rev P1, 1272-CA-A-XX-DR-EL-301 Rev P1, 1272-CA-AXX-DR-EL-302 Rev P3, 1272-CA-A-XX-DR-EL-303 Rev P2, 1272-CAA-XX-DR-EL-310 Rev P1, 1272-CA-A-XX-DR-EL-311 Rev P1, 1272CA-A-XX-DR-EL-320 Rev P1, 423.01 Rev E, 423.02 Rev D, 423.03
Rev D, 423.04 Rev A, 423.05 Rev A, 423.06, 423.07, 423.08, 423.09,
A083346-SK036, A083346-SK037 and MSTE100 Rev 0

16/05204/LBC
A304_PL_001 and A304_PL_060
Applicant:
Thornsett Group Plc and Purley Baptist Church
Agent:
Nexus Planning
Case Officer: Mr White
1.1 The application 16/02994/P is being reported to Planning Committee because the
development is a Large-scale Major development. Furthermore, the number of
individual objections has exceeded the thresholds and the application has been
referred by Local Ward Members and Resident Associations.
1.2 The application 16/05204/LBC is being reported to the Planning Committee because
the Director of Planning and Strategic Transport considers Planning Committee
consideration to be necessary – as the application for listed building consent is
integral to the consideration of the above planning application.
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BACKGROUND

2.1 This scheme was presented to Planning Committee during the pre-application
process on 24 July 2014, 14 May 2015 and most recently on the 28 January 2016.
2.2 The proposed development was reported to enable members of the Planning
Committee to view it before a planning application was submitted and to comment
upon it. The development presentations did not constitute an application for planning
permission and any comments made were provisional and without prejudice to full
consideration of any subsequent application and any comments received following
consultation, publicity and notification.
2.3 The following comments were raised by the Planning Committee during these
presentations:
14 May 2015
•
•

•

•

•
•

•
•

Principle of residential and community uses was supported by the Committee
Priority should be given to achieving a greater amount of affordable
accommodation rather than community uses. A figure of 25% affordable
accommodation was proposed. The use of a financial review mechanism was
suggested to ensure max amount of affordable accommodation;
Members were particularly interested in the community facilities that would be
available to non-church bodies. Details of other uses and an
access/management plan should accompany any planning application. If
generating income from community space, how affordable will it be?
The large number of smaller residential units in the development was accepted
given the overall character of Purley – being more focussed around family sized
dwellings;
Height of the tower - the majority of members did not object to a 16 storey tower;
Opportunity exists to increase the height of the Banstead Road development
where it fronts onto the roundabout. This could facilitate the provision of more
affordable accommodation;
Development needs to be of very high design quality;
Important trees need to be protected;

•

Concern over lack of parking for church/community uses. Potential for agreement
with Tesco to share their car park
24 July 2014

•
•

•
•

•

•

•
•
•
•
•

Welcomed the principle of developing this long term vacant site;
An appropriate split between on-site parking facilities for residents, church and
community users is required to ensure that the overall provision of on-site car
parking is adequate (with the possibility of cycle space re-allocation);
Inquiring whether other sports providers have been contacted to engage in the
overall sports provision;
Landmark site - design needs to be of high standard for this iconic location potential for innovation with overall acceptance of a taller building in principle
within the District Centre;
Opportunity for widening Banstead Road and improving gyratory should be
further explored (along with cycle safety) with further consideration being given to
planning for a greater level of pedestrian movement around the site with the need
for on-going dialogue with TfL;
Lack of affordable housing on the site – which should be accommodated as part
of this scheme whilst acknowledging the need to deliver replacement community
facilities;
Ensuring an appropriate mix of residential unit sizes – catering for both family
and non-family;
The design of the scheme would need to respect the setting of the adjacent listed
library;
Should further explore the overall height and massing of the building – with a
more even distribution of mass across the site;
Amenity space - possibility of roof terraces and ensuring a good hierarchy of
private and communal spaces across the scheme;
Questions around whether the facility would have capacity to accommodate
future growth in congregation and associated use.
28 January 2016

•
•
•
•
•

•
•
•

Affordable Housing and Provision of Community Facilities
Some concern about only 17% but clear recognition that viability is an important
consideration - need to get the balance right;
Need for a review mechanism if the affordable percentage remains low;
Question about the distribution of affordable 1, 2 and 3-bed units;
Potential for affordable 4-bed family units;
Whilst the Committee welcomed the opportunities for wider community focus
around the church related facilities, it is necessary for the facilities to be
advertised widely and be broadly available to maximise use across all sections of
the community (linked to a formalised community contract).
Design
Some concerns about the tower but generally acceptable; needing careful
consideration about the development of the scheme;
Importance of the south corner of the tower on Banstead Road, approaching from
the south;
Possibility of more height on the Banstead Road tower;

•
•

•
•
•
•
•

•
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Importance of ensuring housing and housing association standards are met encouraged by fact that discussions have been taking place;
Relationship with the back gardens of properties in Purley Knoll and need for a
positive boundary with good screening;
Highways & Parking
Concern over inadequate parking but recognition of the high PTAL rating (5);
Possibility of sharing car parking with other providers, such as Tesco;
Request for a green travel plan;
Importance of TFL discussions, looking carefully at the Banstead Road corner
with Brighton Road;
General desire to local access arrangements onto both sites - in view of the
current highway conditions.
Amenities
Trees - positive reaction to plan for street trees and Scots Pines on the top of the
tower

SUMMARY OF KEY REASONS FOR RECOMMENDATION

3.1 The proposed “Island Site” element of the proposal (hereinafter referred to as Site 1)
is within Proposal Site H85 of the Saved UDP where the preferred uses are identified
as community uses, residential and shopping. A mixed use residential, community
and commercial scheme is therefore acceptable in principle. The loss of vacant
offices and an expired car parking use on the “South Site” (hereinafter referred to as
Site 2) and the provision of replacement residential uses is also acceptable.
3.2 The development would provide 18% affordable housing when measured by units. A
viability assessment has been submitted and independently verified to confirm that
this is the maximum level of affordable housing which the development could
provide. The tenure mix within the affordable housing would be 69% affordable rent
to 31% intermediate housing. In addition, a review mechanism would be secured
which may allow for an increased affordable housing provision, dependant on future
viability. Given the significant amount of new high quality community facilities and the
regeneration of a prominent site, the short fall in affordable housing is not sufficient to
warrant refusal and therefore acceptable in this instance.
3.3 In relation to heritage assets, there will be no loss of significance or substantial harm
caused to the Upper Woodcote Village and Webb Estate Conservation Area and the
United Reformed Church Grade II Listed Building. The current uninterrupted skyline
will be broken by the development, altering the way in which the Grade II listed
Purley Library, nearby locally listed buildings and Local Area of Special Character are
experienced within the predominantly low-rise character of the District Centre.
However, the public benefits of the scheme within the application would outweigh the
less than substantial harm caused to the setting of the heritage assets. The
development is acceptable in relation to its impact on the locally listed buildings and
the Local Areas of Special Character.
3.4 The townscape impacts of the “Island Site” development in terms of its bulk, height,
layout and massing are acceptable. The architectural expression of the tower
focuses on a tracery façade that sits in front of glazed walling, which is
complemented by exposed trees and lower podiums, primarily constructed in brick.

The buildings proposed for the “South Site” would be mainly constructed of two brick
types with stone banding. The approach is supported. Whilst further design details
are required and will be secured by planning condition, it is considered that the
design and townscape impacts are acceptable.
3.5 The development would comply with residential standards in terms of internal floor
areas and all of the units would also meet the requirements in relation to amenity
space, both the quantum and minimum dimensions. Most of the units would receive
good levels of daylight and sunlight and there is children’s play space on both parts
of the application site. Accordingly, the living conditions provided for future residents
would be acceptable.
3.6 The residential density of the proposed development would be high and would
slightly exceed the density indicated in the London Plan. However, given that the
development is considered acceptable in in terms of townscape, residential amenity,
residential quality, environmental and public transport accessibility, the density of
development would be acceptable.
3.7 The development proposes a mix of 1, 2 and 3 bedroom homes. 10% of units would
have 3 or more bedrooms. This is below the 60% sought by relevant policies, but this
is a strategic target and not site specific. Furthermore, there are a higher percentage
of 2 bedroom - four person units (29%). Overall the proposed mix of units is
acceptable in the circumstances.
3.8 The site is near to both residential and commercial accommodation. There would be
some impacts on neighbouring amenity, particularly in relation to privacy and lighting
conditions for some occupiers of the buildings fronting onto Russell Hill Road.
However, when weighed up against benefits delivered by the scheme and with the
imposition of planning conditions, the impact is not considered sufficient to warrant a
refusal of permission.
3.9 The wind conditions within and around the site would be acceptable. Subject to
relevant planning conditions in relation to contamination and noise, these aspects
would be acceptable. Other environmental impacts of the development including air
quality, wind and electronic interference are acceptable.
3.10 The development would have a low risk of flooding from watercourses and the
scheme has been designed so that it suitably mitigates surface water and
groundwater flooding, as well as incorporating sustainable urban drainage features.
3.11 The proposal would result in a loss of 21 trees. Individually none are worthy of
retention which, when weighed up against benefits delivered by the scheme
alongside the provision of good quality replacements in the landscaping scheme to
be approved, the loss would be acceptable.
3.12 The highway layout and access points are acceptable. Due to the high PTAL rating,
further on-site parking provision cannot be justified. Adequate cycle and parking
would be provided for the occupiers of the development. Studies demonstrate that
trip generation and impact on public transport services is acceptable. Refuse
collection for both sites can be accommodated in accordance with Council standards.
Overall the proposed parking, including electric vehicle charging points and other
transportation impacts of the development are considered acceptable and would be
further controlled using planning conditions.

3.13 Given the excellent public transport links and site constraints adequate Blue Badge
parking is provided, pedestrian access points are level and the residential units would
be constructed to part M4(3) and M4(2) of Building Regulations.
3.14 Subject to conditions relating to lighting and CCTV the development would be safe
and secure.
3.15 The development would meet BREEAM level ‘Excellent’ for the non-residential
aspect and would offset 35% of carbon emissions above a baseline of the 2013
Building Regulations. Site wide communal heating would be installed, allowing for
future connection to a wider heating system, albeit not between sites. This complies
with the relevant policy requirements and can be secured by conditions.
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RECOMMENDATION
16/02994/P Planning Application

4.1 That the Committee resolve to GRANT planning permission subject to:
A. Any direction by the London Mayor pursuant to the Mayor of London Order
B. The prior completion of a legal agreement to secure the following planning
obligations / obligations:
a)
b)
c)
d)
e)
f)
g)
h)

Provision of affordable housing – including review mechanism
Provision of employment and training strategy
Financial contribution for maintenance of street trees
Restrictions for future residents applying for on street parking permits
Travel plan monitoring
Provision off site car club and membership funding
Public realm maintenance
Safeguard parcel of land for TfL in the event they require the land for highway
works.
i) Highway scheme/works to adjacent roads
j) Adoption/safeguarding land required for highway works
k) Community use management plan
l) Retention of architects (or ones of similar calibre).
m) Detail of works linking through to Purley library/commuted payment for
maintenance costs
n) Any other planning obligation(s) considered necessary by the Director of
Planning and Strategic Transport
4.2 That the Director of Planning and Strategic Transport is delegated authority to
negotiate the legal agreement indicated above.
4.3 That the Director of Planning and Strategic Transport is delegated authority to issue
the planning permission and impose conditions and informatives to secure the
following matters:
Conditions
0) defined terms relating to ‘Phase 1’, ‘Phase 2’ and Highway Agreements
Conditions specifically applicable to Phase 1 (South Site)

1)
2)
3)
4)

Windows to be obscure glazed north western elevation.
Roofs not to be used as outdoor space
Tree protection plan
Highway scheme/ works adjacent to South site

Conditions specifically applicable to both Phases (South Site and Island Site)
5) Material samples and design detail (VL to provide final wording)
6) Details of landscaping to be submitted, approved and provided prior to
occupation.
7) Details of doorstep play and retention
8) Drainage schemes to be approved
9) Piling method statement to be submitted
10) Impact study on water supply
11) Archaeological evaluation and mitigation of identified evidence
12) Screening to any such external mechanical plant
13) Electric and passive provision vehicle charging points
14) Safeguarding land at Russell Hill Road/Brighton Road junction
15) Car/Mini bus parking, cycle parking, access points, refuse storage and outdoor
spaces to be provided as indicated in drawings.
16) Detailed Travel Plans for community and residential uses.
17) Delivery and Servicing Plan
18) Waste collection management
19) In accordance with air quality report
20) In accordance with noise assessment report
21) Plant noise restricted.
22) Noise standards
23) Heat and power systems to be air quality neutral
24) Green and brown roofs
25) Reduction in carbon dioxide emissions of 35%
26) Incorporate design features to make future connection to District Energy Network
possible
27) Water consumption will meet a target of 110 litres or less per day
28) Sustainable urban Drainage Systems (SuDS)
29) 10% of the dwellings shall be designed to be Category 3 ‘wheelchair user
dwellings’
30) 90% of the dwellings shall be Category 2 ‘accessible and adaptable’
31) Contamination - site investigations
32) Site investigation scheme
33) Contamination not previously identified that may be found during development
34) Verification report following remediation strategy
35) Restriction on drainage
36) Restriction on piling and penetrative methods
37) Construction Method Statement / Logistics Plan with a Site Waste Management
Plan
38) Carried out entirely in accordance with the approved drawings
39) 3 years for implementation
Conditions specifically applicable to Phase 2 (Island Site)
40) Public Ream management and maintenance strategy

41)
42)
43)
44)
45)
46)
47)
48)
49)
50)
51)
52)
53)
54)
55)
56)
57)
58)
59)
60)
61)
62)

24 hours public access maintained to all public realm areas
Public Art
Highway scheme/ works adjacent to Island site
Car park management strategy
Petrol and oil interceptors shall be fitted in all new car parking facilities.
Windows to be obscure glazed north west elevation – Core A.
Window cleaning equipment
Visitor Management strategy / Insulation details / Ventilation strategy
Restriction on openings serving multi-purpose hall
Noise limiting and cut out devices
Effectiveness of noise limiting and cut out devices to be assessed
Restriction of hours
Lighting plan
BREEAM
Protection of adjacent listed library - during the demolition and construction
Protection of adjacent listed library - construction methodology
CCTV
Aviation warning lights
Aviation warning lights construction
Meantime use
Tree Planting Strategy
Any other planning condition(s) considered necessary by the Director of Planning
and Strategic Transport

Informatives
1)
2)
3)
4)
5)
6)
7)
8)

CIL
Site notice removal
Lighting
Information from Thames Water
Croydon code of Construction
Archaeological investigation in accordance with Historic England’s Guidelines
Subject to Section 106 agreement
Any other informative(s) considered necessary by the Director of Planning and
Strategic Transport

4.4 That the Committee confirms that it has had special regard to the desirability of
preserving the settings of listed buildings and features of special architectural or
historic interest as required by Section 66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.
4.5 That the Committee confirms that it has paid special attention to the desirability of
preserving or enhancing the character and appearance of the Upper Woodcote
Village and the Webb Estate Conservation Areas as required by Section 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990.
4.6 That the Committee confirms that adequate provision has been made, by the
imposition of conditions, for the preservation or planting of trees as required by
Section 197 of the Town and Country Planning Act 1990.
4.7 That, if by 1st March 2017 the legal agreement has not been completed, the Director
of Planning and Strategic Transport is delegated authority to refuse planning
permission.

16/05204/LBC Listed Building Consent
4.8 That the Committee resolve to GRANT Listed Building Consent.
4.9 That the Director of Planning is delegated authority to issue the Listed Building
Consent and impose conditions to secure the following matters:
Conditions
1)
2)
3)
4)
5)

Works carried out in accordance with the drawings.
Making good carried out in materials to match existing
Details of construction method within proximity
3 years for implementation
Any other planning condition(s) considered necessary by the Director of Planning
and Strategic Transport

Informatives
1) Site notice removal
2) Any other informative(s) considered necessary by the Director of Planning and
Strategic Transport
4.10 That the Committee confirms that it has had special regard to the desirability of
preserving the settings of listed buildings and features of special architectural or
historic interest as required by Section 66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990
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PROPOSAL AND LOCATION DETAILS
Proposal
16/02994/P - Full Planning Permission

5.1 The proposal comprises two linked sites:
Purley Baptist Church and Hall, 2-12 Brighton Road, 1 Russell Hill Road and 1-4
Russell Hill Parade, known as the ‘Island Site’ (Site 1) and 1-9 Banstead Road,
known as the ‘South Site’ (Site 2). The two sites are detailed in the OS plan shown
overleaf.

Island Site
Site 1

South Site
Site 2

Island Site (Site 1)
• Demolition of existing buildings
• Erection of a 3-7 storey building with 17 storey tower with 2 storey basement
comprising:
• Multi-purpose space for church and community uses, including main hall with
500 seat capacity. The floor area of the church and community areas amounts
to 3,452 sq m (the useable church and communal areas and excluding retail
and car parking areas).
• The three main Church Sunday services are proposed as follows: 09:30
congregation of 150; 11.15 congregation of 450; and 19.30 congregation of no
more than 100.
• 114 residential units (floor area of 7,901 sq m) comprising 40x1 bed 2 person
(55.1%), 26x2 bed 3 person (22.8%), 33x2 bed 4 person (28.9%) and 15x3
bed 6 person (13.2%).
• Ground floor unit, 146 sq m, fronting Russell Hill Road for retail (Class A1)
purposes
• Vehicular access from Russell Hill Road for visitors, residents and servicing.
• 78 car parking spaces (50 for the church/community uses and 28 for the
residential units, 11 of which will be set aside for Blue Badge holders) 1 mini bus
space, cycle spaces and refuse storage at part-basement level. New drop off bay
on Banstead Road.
• Pedestrian access from Russell Hill Road, Brighton Road and Banstead Road.

• Associated communal amenity space (including play space) – 275 sq m
• Small area of land at Russell Hill Road/Brighton Road junction reserved for future
highway improvements.
South site (1-9 Banstead Road) (Site 2)
• Demolition of existing buildings;
• Erection of a 3-8 storey building comprising 106 residential units (floor area of
7,048 sq m) comprising 51x1 bed (48%), 18x2 bed 3 person (17%), 30x2 bed 4
person (28%), 7x3 bed 5 person (7%).
• Vehicular access and service bay off Banstead Road.
• 9 accessible car parking spaces, refuse and cycle storage.
• Provision of a car club space near to the site
• Associated landscaping (including play space) – 470sqm
5.2 The development would be phased with the Site 2 being delivered as a first phase.
The floorpsace set aside for each of the proposed uses is set out in the table below
Residential
Use m²

Community / Retail Use Open
/ Proposed
church Use m²
Green
development
m²
space m²
space m²

Site 1

12,099 m²

4,795 m²

146 m²

2,549 m²

19,589 m²

Site 2

9,761 m²

0 m²

0 m²

3,037 m²

12,798 m²

Sites 1 & 2)

21,860 m²

4,795 m²

146 m²

5,586 m²

32,387 m²

15%

0.5%

17%

100%

Land
%

Use 67.5%

16/05204/LBC - Listed Building Consent
5.3 The application for listed building consent seeks removal of a section of low
perimeter wall within the curtilage of Purley Library and its replacement with new
steps to link the application site with the library forecourt. It is also proposed to
demolish the part of the unlisted Purley Baptist Church which immediately abuts a
gate adjoining Library.

Site and Surroundings
5.4 Site 1 is a key location within Purley District Centre. It is 0.43 hectares in area and is
bounded by the three heavily trafficked roads that form the one way gyratory system
around Purley: Russell Hill Road; Brighton Road and Banstead Road. Land levels
generally rise from the south to north and north-west.
5.5 This part of the site is occupied by a mix of buildings and vacant spaces. The
Banstead Road frontage is primarily occupied by buildings historically associated
with the Purley Baptist Church. This currently includes the church and a two storey
hall/community building with forecourt area as well as a parking area/games court.

5.6 Land to the south-east of the games court is vacant having previously been occupied
by a large retail building (demolished over 20 years ago) and three/four storey
commercial/residential buildings (10-12 Brighton Road). These buildings were
demolished in 2010.
5.7 The Russell Hill Road frontage (1-4 Russell Hill Parade) consists of 4 single storey
commercial units (A1/A3/D1/Youth Centre uses) fronting the highway. These are all
currently vacant.
5.8 There is one large tree in the forecourt of the church and several significant trees
within the grounds of the adjacent Purley Library to the northwest of the site fronting
Banstead Road, which is a Grade II Listed Building.
5.9 Russell Hill Road is characterised by substantial three storey mansion house type
buildings comprising ground floor retail (designated as a Secondary Retail Frontage
within a Primary Shopping Area) with residential flats above. The buildings on the
opposite side of Russell Hill Road have mock Tudor detailing typical of many of the
buildings characteristic of Purley District Centre.
5.10 The rear of the Russell Hill Road properties back onto the application site, separated
by a private vehicular access that provides servicing and parking arrangements.
There have been several alterations and additions to these properties over the years,
to provide and improve residential units that face towards and overlook the
application site. The access to this private route is off Foxley Lane, at the top end of
the block, where there are several two storey buildings in care home and health
related use that face obliquely towards the site.
5.11 The Brighton Road frontage faces onto the Purley gyratory and the landscaped
pedestrian routes/underpass, beyond which are a number of buildings of differing
styles and ages; including Tesco’s superstore, the two storey Jolly Farmer public
house and the 5 storey office development known as Purley Point. The main retail
focus of Purley District Centre is to the north-east of the site, comprising substantial
three storey buildings of sufficient merit to warrant designation as a Local Area of
Special Character.
5.12 The “South Site” (Site 2) is located beyond the Purley District Centre designation and
has an area of 0.41 hectares. The site is currently occupied by three, two storey
buildings. 1 Banstead Road is a vacant office situated on the corner of Banstead
Road and Brighton Road. This property has previously been used as a detached
house. The frontage of 3 and 5 Banstead Road is currently in use as a temporary car
park; owned and utilised by the Baptist Church, the rear of which is currently
overgrown with vegetation. 7 and 9 Banstead Road is used as offices by Eldon
Housing Association – which has previously been in residential use.
5.13 There are existing trees between numbers 9 and 11 Banstead Road and three TPO’s
to the front of the site; a Horse Chestnut on Brighton Road and a Robinia and Lime
(now dead) on Banstead Road, close to the junction with Brighton Road.
5.14 Further to the north-west the buildings on Banstead Road are two storey semidetached properties, primarily in residential use, although some have been occupied
for commercial purposes such as solicitors and dentists. These buildings become
increasingly elevated in in a westerly direction in comparison to the road.

5.15 All roads surrounding the site are Strategic Roads and designated as “Red Routes”
by Transport for London (TfL). Traffic flows on these roads are all one-way;
northwards along Banstead Road, southwards along Russell Hill Road and northeastwards along that part of Brighton Road immediately in front of the site. The main
junctions are controlled by traffic lights with pedestrian crossing facilities and there is
an additional pelican crossing opposite 3-5 Banstead Road.
5.16 The Croydon Local Plan Proposals Map identifies Site 1 as being within the Purley
District Centre. The southern part of the site is within an Archaeological Priority Zone.
The main and secondary retail frontages of Purley and the Purley Local Area of
Special Character lie to the north and north-east. A thin strip of the south-eastern
section of Site 1 is located within Flood Risk Zones 2 and 3. The site has a PTAL
rating of 5 (Public Transport Accessibility Level). It is approximately 300m from
Purley Railway Station. Both sites are located within a Controlled Parking Zone
(CPZ).
5.17 Apart from the existing tree preservation order there are no land use designations
relating to Site 2.

Planning History
5.18 The following planning decisions are relevant to the application:
Purley Island and 1-9 Banstead Road (Sites 1 and 2)
15/2877/DT Environmental Screening Application to establish the need for and
Environmental Impact Assessment in respect of redevelopment of the
site to provide community, church, residential and retail facilities.
Environmental Impact Assessment was not required
Purley Island Site (Site 1)
05/00611/P Environmental Screening Application to establish the need for an
Environmental Impact Assessment in respect of redevelopment of the
site to provide community, church, residential and retail facilities.
Environmental Impact Assessment was not required
06/2756/P

Demolition of existing buildings; erection of 6 storey building comprising
retail use on ground floor and community/church use on upper floors;
erection of 6 storey building comprising 65 flats with basement parking
on two levels (115 spaces in total); and construction of vehicular
accesses off Russell Hill Road and Banstead Road (Outline application
with only siting and means of access to be determined).
Permission granted (not implemented; expired March 2014). This
scheme proved unviable as the quantum of housing did not generate
sufficient value to deliver the church and community facilities

10/0564/P

Demolition of the existing buildings at 10-12 Brighton Road.
Prior Approval Approved (implemented)

3-5 Banstead Road (Part of Site 2)
10/0593/P

Demolition of existing buildings

Prior approval granted (implemented)
11/0017/P Continued use of the land as a car park in connection with Purley
Baptist Church and community centre
Permission granted (temporary; expired April 2014)
14/1156/P Continued use of the land as car park in connection with Purley Baptist
Church and community centre
Permission granted (temporary; expired November 2015)
1-5 Banstead Road & 14 Brighton Road (Part of Site 2)
06/4916/P Demolition of the existing buildings and the erection of a three/four
storey building for use as residential care home and provision of
associated parking.
Refused (2007) and appeal dismissed (2008) on grounds relating to
character and appearance and trees.
9 Banstead Road (Part of Site 2)
06/1266/P

Use within class B1 (Business) as an extension to the existing B1 office
use at 7 Banstead Road.
Permission granted

Adjacent to the site
5 Russell Hill Parade
15/03638/P Demolition of existing building; erection of a three storey building
comprising a ground floor for A1/2 use and two one bedroom flats
above.
Refused on grounds relating to a detrimental impact on visual,
neighbouring and future occupier amenity.
15/05286/P Demolition of existing building; erection of a three storey building
comprising a ground floor for A1/2 use and two one bedroom flats
above.
Refused on grounds relating to a detrimental impact on visual and
neighbouring amenity.
Appeal allowed (not yet implemented)
15/00997/GPDO

Use of first floor as flat
Prior approval granted.

11-29 Banstead Road
08/2117/P

Demolition of the existing houses and the erection of a new
development comprising 4 three/four storey buildings with
accommodation in roofspace and parking in a basement area,
comprising a total of 34 two bedroom, 25 one bedroom, 8 three
bedroom flats and 2 studio flats; erection of 7 four bedroom terraced

and a pair of four bedroom semi-detached houses; formation of
vehicular access and provision of associated parking.
Non determined and appeal dismissed on grounds relating to
character and harm to adjoining occupiers.

6

CONSULTATION RESPONSE

6.1 The views of the Planning Service are expressed in the MATERIAL PLANNING
CONSIDERATIONS section below.
6.2 The following were consulted regarding the application:

Greater London Authority (GLA) (Statutory Consultee)
The GLA have provided Stage 1 comments:
Principle of development; The principle of residential development and social
infrastructure facilities are supported with the latter subject to the outcome of the
viability review (see below).
Affordable housing: A total of 39 affordable units (18% by unit), made up of 27
affordable rent and 12 intermediate shared ownership units are proposed. The
applicant should confirm the affordable housing percentage by habitable room. The
inclusion of affordable housing is welcomed.
Whilst affordable housing and transport are given the highest priority at the strategic
level, the need for planning obligations to fund social infrastructure is also
acknowledged as important.
The Church currently provides space for a wide range of activities and organisations
which are proposed to be extended. Given this and the strategic support for social
infrastructure, the proposal to fund community facilities may be acceptable, subject to
the results of an independent review, which should be shared with the GLA before
the application is referred to the Mayor. The proposition of a review mechanism is
welcomed.
The proposed affordable housing mix includes 69% affordable rented units and 31%
intermediate units is considered acceptable, subject to the outcome of the viability
review.
Housing Choice: The proposals include only 10% family-sized units and none of
these are affordable. This is a highly accessible town centre site and the affordable
unit sizes meet the needs of Eldon Housing and Amicus Horizon. Subject to the
outcome of the viability review, the choice of units is acceptable.
Density: The scheme does not display symptoms of over-development and the
density is appropriate in this highly accessible location, most of which is within a town
centre.
Children’s play space: The proposed play provision meets London Plan policy
requirements. The Council should ensure that the play space is fully useable and
whether off-site play space will require financial contributions. (OFFICER
COMMENT) CIL contributions cover off site play requirements.

Historic environment: GLA is satisfied that there will be no loss of significance or
harm caused to the heritage assets (listed buildings and their settings) and whilst
some harm will be caused to the setting of non-designated assets, particularly
Brighton Road Local Area of Special Character, this is outweighed by the public
benefits. The demolition of Purley Baptist Church raises no concerns.
Urban design and tall buildings: The proposals provide an opportunity to introduce
improved definition to this prominent location in Purley Town Centre.
Notwithstanding this, a building of 17 storeys on the “Island Site” will represent a
departure from that of the surrounding area and it is therefore crucial that the scheme
successfully balances the need to optimise the development potential of each site,
while respecting the established character of the town centre.
“Island Site” (Site 1): The layout well considered and reinstates a strong building line
along the edge of the gyratory. The inclusion of an area of public realm is welcomed.
The ramped access to the residential lobby at the junction of Brighton
Road/Banstead Road is at risk of detracting from the need to provide a welcoming
and legible entrance area to the building. It is suggested that the applicant explore
options for creating a less obtrusive entry sequence.
There are concerns about the accessibility of cores from street level for the lower rise
blocks as level access is only possible to Core B via the ramps between Cores A and
B. A reconfiguration is suggested to enable entrance lobbies to be accessed directly
from Banstead Road.
The overall residential layout of the “Island Site” is broadly supported, although the
linear arrangement of units, from first to third floor level along the north-eastern flank
of the blocks raises some concerns in relation to daylight/sunlight received.
Alternative layouts should be explored or studies submitted to demonstrate adequate
accommodation.
Whilst not adopted yet, the Croydon Local Plan: Detailed Policies and Proposals
(Preferred and Alternative Options) (2015) supports a new landmark building of up to
16 storeys within Purley District Centre. The overall form and massing is broadly
supported, with most of the scheme being consistent in scale with the neighbouring
context. The tallest 17-storey element sits directly on the gyratory, forming an
appropriate scale of development to mark the entrance to the High Street on the
approach from the railway station. The top of the tower incorporates a colonnade, to
be planted with multi-stemmed Scots Pines on all four elevations, which contributes
to a distinctive building and is supported.
“South Site” (Site 2): The layout provides a well-defined residential frontage to the
street and clear delineation between public and private realm. Due to level changes,
ramped access has been used. To optimise the feeling of a conventional residential
street, the applicant should utilise the full width of this zone and include individual
entrances to all ground floor units.
In addition, the location of internal car-parking, refuse storage and the sub-station
results in frontage that will detract from the quality of public realm. A raised courtyard
deck creating a podium containing all parking and servicing may be an option,
particularly considering the need for additional Blue Badge parking.

The location of cores provides potential for efficient core to unit ratios overall,
although Cores F and G raise concern as they are only accessible via a narrow
passage from the link along the southern edge of the block. At fourth and fifth floor
levels, Core F serves only one unit, while up to 11 units are served by a long internal
corridor from Core E. Reconfiguration of Core F could allow for a better ratio.
Suitability of size and positioning of windows on the western elevation is questioned
and further daylight studies should be undertaken. In addition, several units along the
Banstead Road edge of the block have predominantly north-facing aspects. The
applicant should consider the use of decked access to increase the proportion of dual
aspect units, reduce north-facing aspects and to introduce animation and a sense of
community within the courtyard.
Inclusive design: Pedestrian safety at the servicing entrance to the Island Site from
Russell Hill Road should be explored.
90% and 10% of new housing should meet Building Regulation requirement M4(2)
‘accessible and adaptable dwellings’ and M4(3) ‘wheelchair user dwellings’
respectively.
Community Infrastructure Levy: The required CIL should be confirmed once the
components of the development have themselves been finalised.
Climate change: The carbon dioxide savings meet the target set.
A commitment to ensure that the proposal is designed to allow future connection to a
district heating network should be sought. Connecting the sites should be explored.
Drawing details regarding the linking of the network to be provided along with the
floor area and location of the energy centre
A roof layout of the likely PV installation; and further information on how the ASHP
system will work in combination with the CHP should be provided. The use of CHP
should be optimised before considering the use of renewable technologies.
Climate change adaptation: Subject to appropriate run-off calculations and
consequently correctly-sized attenuation tanks to restrict peak surface water run-off
for the 1 in 100 year plus climate change event to 5l/s, the proposals are acceptable.
The FRAs propose green roofs and rainwater harvesting systems, which are
welcomed and should be secured via appropriate planning conditions.
Conclusion: The application does not yet comply with the London Plan, but the
possible remedies set out could address these deficiencies.
The Mayor made additional comments in a covering letter which are as follows:
Level of affordable housing should be increased and that a viability review should set
out the level of affordable housing that could be provided with no community/church
space, purely for comparison purposes. Suggests that the 13 storey ‘campanile’
element should be reduced in height in order to reduce the apparent massing of the
development.

(OFFICER COMMENT) In response to the above comments further studies and
information has been submitted.
This includes the following: justification letters; further viability exercises, sunlight and
daylight ADF studies; revised sustainability statement; revised FRA; overheating
analysis; Technical Transport Note (including tracking drawings/indicative car club
location/bus stop assessment/audit of two footway routes/a resubmitted Travel Plan
for community uses/15th floor tree details).
Officers are of the view the amended submission details satisfactorily address issues
raised by the GLA (this information will be formally considered by the GLA at Stage
2).

Transport for London (TfL) (Statutory Consultee)
Notes that vehicles will be able to manoeuvre on site and exit the site in a forward
gear.
In relation to the proposed layby/loading bay on the southern side of Banstead Road,
TfL would welcome further discussions regarding potential pedestrian safety issues
and conflicts with the layby usage and vehicle access.
Two ‘drop off’ bays are proposed to be inset into the footway on the northern side of
Banstead Road in accordance with TfL advice. Operation of these bays would need
to be controlled.
TfL would request that the applicant enters into a S.278 Agreement under the
Highways Act 1980, to cover any highway works on the TLRN and a S.38 Agreement
to allow for the adoption of the land where the proposed public footways encroaches
onto the applicants land (in order to maintain sufficient footway width behind new
drop off bays).
A small portion of land in the north-eastern corner of the “Island Site” should be
safeguarded for adoption as highway land by TfL. This should be at nil cost to TfL
and should be secured though the S.106 Agreement.
9 Blue Badge parking spaces are provided for Site 2 and for this to be London Plan
complaint, an additional 2 Blue Badge parking spaces would need to be provided.
Swept path analysis has only been provided for 4 of the 9 spaces, but should be
provided for all 9.
28 residential car parking spaces are proposed for Site 1 which equates to a car
parking ratio of 0.25 spaces per unit; of these, 11 spaces will be Blue Badge. The
residential car parking provision is acceptable given the outer London location.
A further 50 car parking spaces will be provided on Site 1 for the church use,
including 3 Blue Badge spaces and 1 mini-bus space. This represents a reduction of
existing on site church car parking provision and is consistent with the car parking
provision for the now lapsed consented scheme. A significant amount of off-site car
parking is expected on Sundays. Parking surveys of the two existing public car parks
which offer free parking on a Sunday indicate that there is sufficient spare capacity to
accommodate this demand. However, it would have been useful if the existing
congregation who currently park off-site had been surveyed to ascertain which car

park they currently use and whether any park on-street beyond the Controlled
Parking Zone.
A car parking management plan would be required and should be secured by
planning condition.
All future residents should be exempt from eligibility for car parking permits in the
area.
Electric Vehicle Charing Points (EVCP) including passive provision for all uses will be
provided in accordance with the London Plan.
One car club space is proposed adjacent to the site on Banstead Road. The actual
location and 2 year car club membership for all new residents should form part of the
travel planning measures to be secured in the S.106 Agreement.
Both the trip generation and mode share assessments for the residential and
community uses are acceptable.
The number of additional trips generated by the development is unlikely to have a
significant impact on the operation of the strategic highway network. Furthermore, the
church peaks are outside of the network peaks.
The increase in bus trips can be accommodated within the existing bus network
capacity. However, there is no evidence within the TA to suggest that a bus stop
assessment has been undertaken. TfL requires the details of this assessment.
Should this identify any necessary improvements, these will need to be funded by the
developer.
TfL supports the landscaping plans, subject to trees not obstructing sight of traffic
lights, acceptable distance to parking bays and crown clearance. Requests that a
planning condition be imposed to agree detailed designs of the tree planting.
396 long-stay cycle parking spaces and 24 short-stay cycle parking spaces are
proposed and are acceptable. Requests that shower and locker facilities are also
provided for those members of staff wishing to cycle to work. All cycle parking spaces
should also be easily accessible from adjacent cycle routes and appropriate signage,
should be provided.
Proposed development will see an increase in pedestrian and cycle trips to/from the
site and the local area. A PERS type audit is required should this identify any
necessary improvements, these will need to be funded by the developer.
No taxi provision has been identified, adequate provision should be considered with
safe and legal drop off/pick up points.
Detailed Travel Plans should be secured, enforced, funded, and monitored as part of
the S.106 Agreement.
A full Construction Logistics Plan and Delivery and Servicing Plan, should be
produced and secured by condition.
(OFFICER COMMENT) In response to the above comments further studies and
correspondence have been undertaken. In summary, TfL confirmed that they have

no objections on highways grounds subject to appropriate planning conditions and
the developer entering a S.106 Agreement. Officers are of the view the amended
submission details satisfactorily address issues raised by TfL. The information will be
formally considered at Stage 2 as part of the GLA response.

Environment Agency (Statutory Consultee)
The planning permission should only be granted subject to planning conditions. The
conditions should cover: risks associated with contamination of the site; dealing with
unexpected contamination that may be identified during development groundworks; a
verification report in relation to a remediation strategy; restriction of infiltration of
surface water drainage into the ground and on piling or any other foundation designs
using penetrative methods.
(OFFICER COMMENT) Conditions suggested are recommended in the Planning
Committee Report.

Lead Local Flood Authority (Statutory Consultee)
The Risk of Flooding from Surface Water mapping, available on the Environment
Agency website, identifies the following risks to the proposal:
For Site 1, there is pathway of high risk of surface water flooding flowing along the
northern and southern boundaries of the proposed development, encroaching into
the site on the Brighton Road side. Most of the site has areas mapped at high,
medium or low risk.
For Site 2, the risk of surface water flooding is mapped as very low, with high risk
areas generally mapped within the road channels east of the site boundary.
Both sites are identified as having an increased risk of surface water ponding based
on the topography within the Croydon Level 1 Strategic Flood Risk Assessment
(SFRA, 2015). The SFRA also identifies three mapped incidents within 100 metres of
the proposed development. The LLFA are also aware there have been significantly
more incidents; particularly along Brighton Road immediately adjacent to the eastern
boundaries of the two development sites. Consequently, Purley Cross is known as
one of Croydon’s most significant surface water flooding hotspots.
Both sites have potential for groundwater flooding to occur at surface. This is due to
the high groundwater level within the chalk aquifer.
Both sites are immediately adjacent to Flood Zone 3, associated with the Caterham
Bourne.
In response to an initial objection from the LLFA (dated 28th October 2016) which
raised concern over the level of detail previously submitted, further supporting
evidence, produced by Price and Myers (November 2016) was provided alongside a
Geotechnical Assessment, produced by Geotechnical Consulting Group (November
2016). The documents have been reviewed in line with Croydon LLFA’s requirements
at full planning stage and in accordance with NPPF and Planning Practice Guidance,
the London Plan (Policy 5.13) and its supporting document. The LLFA are now
raising no objection to the proposals, but have strongly recommended a planning
condition to capture various mitigation measures:

Recommendation – condition
The condition would require a detailed drainage strategy to be submitted and
approved in line with Flood Risk and SuDS Assessments, Geotechnical Assessment
and the comments raised by the LLFA. This would include elements relating to:
floatation calculations; confirmation of construction measures and raised thresholds
above predicted flood levels; dimensions of proposed SuDS with buffer distances; a
management and maintenance plan and provision of additional mitigation to ensure
properties adjacent to Flood Zone 3 are not affected by watercourses.
(OFFICER COMMENT) This planning condition is recommended.

Historic England (Statutory Consultee)
Do not consider it necessary to be notified of such an application.

Historic England - Archaeology (Statutory Consultee)
Although there would be some harm to archaeological interest this would not be
sufficient to justify refusal. Accordingly, Historic England have confirmed that
archaeological interest can be secured by the imposition of a planning condition.
(OFFICER COMMENT): A planning condition is recommended.

Thames Water
Thames Water has identified an inability of the existing waste water infrastructure to
accommodate the needs of this application. Should the local planning authority look
to approve the application, Thames Water would like 'Grampian Style' conditions
imposed requiring no development to be commenced until drainage strategy and
impact studies of the existing water supply infrastructure have been submitted and
approved. In addition, a planning condition is also recommended in relation to piling.
Thames Water also recommended an informative relating to building within 5 metres
of water mains crossing the site along with highlighting that consent is required
where the developer proposes to discharge to a public sewer.
(OFFICER COMMENT) Planning conditions are recommended.

Crime Prevention Design Advisor
No objections subject to conditions covering CCTV and suitable lighting.
(OFFICER COMMENT) Planning conditions are recommended.

Seeboard PLC
No comment received.
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LOCAL REPRESENTATION

7.1 The application has been publicised by way of one or more site notices displayed
near to the application site. The application has also been publicised in the local

press. The number of representations received from neighbours, local groups etc in
response to notification and publicity of the application were as follows:
No of individual responses:

616

No of petitions received:

1

Objecting: 551
objecting

Supporting: 57

containing

4,117

Comment: 7
signatories

7.2 The following local groups/societies made representations:
•
•
•
•
•
•
•
•

Riddlesdown Residents Association [objecting]
Hartley & District Residents Association [objecting]
Kenley & District Residents Association [objecting]
Sanderstead Residents Association [objecting]
Old Coulsdon Residents Association [objecting]
Coulsdon West Residents Association [objecting]
East Coulsdon Residents Association [objecting]
Croham Valley Residents Association [objecting]

• Purley and Woodcote Residents Association [supporting]
• Business Improvement District in Purley [supporting]
7.3 The following made representations:
•
•
•
•

Councillor Margaret Bird [objecting]
Councillor Donald Speakman [objecting]
London Assembly Member Steve O'Connell [objecting]
Chris Philp MP [objecting]

7.4 The following issues were raised in representations that are material to the
determination of the application, and they are addressed in substance in the next
section of this report:

Objections
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Adverse impact on highways
Development more suited to Central Croydon
Out of character and ruin skyline
Out of scale and proportion
Dominate the area
Too tall
High density and overdevelopment
Detailing, materials and the trees on top fail to reflect the leafy nature of the town
Bulk, massing and layout not convincing
Ruin the "local" and "country" feel of the area
The ‘centre’ of Purley will be lost
Tunnel effect created
Unsuitable for this location
Poor architecture taste
Disparity in the design quality between sites
Not prestigious or of sufficient quality to be a landmark building

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Does not reinforce the continuous building line
Will set a precedent
Purley should remain rural
Detrimental to local listed buildings, conservation area, area of special character
and openness
Access and safety problems
Create traffic congestion
Insufficient parking provision, will spill onto local roads
Impact public transport
Increase in pedestrians
Road safety issues
No visitor car bays
Few spaces for deliveries
Error in TA relating to train services
Town does not need the community facilities
Restrict development on neighbouring site
Number of small units is of no benefit to families
Contribute to social problems
Should supply more affordable housing
Not a place to have children
Purley already has plenty of flats
Detrimental to peoples' health and mental wellbeing
Pressure on local infrastructure
Pressure on utilities
Will exacerbated flooding issues
Wind issues created
Increase noise/air pollution
Noise levels should be considered
Impact on TV signals
Increase the risk of criminal activity
Businesses would suffer
Purley already too busy
Loss of light
Loss of privacy
Overlooking
Overshadowing
Disruption from construction

Supporting comments
• Benefits of this proposal outweigh the concerns
• Attract young urban professionals and will then prompt more improvements
• Provides both facilities for all the community both young and old, low cost housing
and flats incorporating open public and retail space
• A 'Landmark' development
• New facilities
• Architects have taken a good account of previous community comments and come
up with a sensitive design fit for purpose
• Site has been derelict for decades
• Development will move forward the regeneration of Purley.

• Provides a focal point and facilities to bring together the community through social
and volunteering activities.
• Much needed trade to local shops and eateries.
• The design with trees on top is unique and potentially award winning.
• Any development has to be financially viable and therefore a large scale
development is inevitable.
• Concerns about parking in neighbouring roads can be met with residents parking
bays and encouraging cycling, use of public transport, car share schemes and use
of the multi-storey car park next to Purley station.
• Excellent use of a 'brownfield site' that has many limitations
• Provide desperately needed private and social housing
• Tasteful building in keeping with the surrounding area
• Offers facilities that don't exist anywhere else in Purley
• Putting the heart back in Purley
• Purley Baptist has a good history of working with local businesses and the social
needs of area
• One-way system will be straightened out which makes the junction safer
(OFFICER COMMENT) The proposal does not alter the highway, but land for
future highway works is safeguarded
• Attraction for tourists
• Will provide services for the community - Purley Cross Centre, helping homeless,
groups for children and teens.
7.5 The following issues were raised in representations, but they are not material to the
determination of the application:
• Right to light issue for neighbouring buildings (OFFICER COMMENT) This is a
civil matter and not a material planning consideration
• Impact on house prices (OFFICER COMMENT) This is not a material planning
consideration
• Loss of existing views (OFFICER COMMENT) This is not a material planning
consideration
• Cannot believe that Croydon Council is even considering this project (OFFICER
COMMENT) The local planning authority is obliged to consider and determine all
applications that are submitted to the Council.
• Height and insufficient parking were included to accommodate the greed and
dogma of Croydon Council (OFFICER COMMENT) The Council have not dictated
the development, it has gone through rigorous pre-application discussions
• Have fire risks been considered (OFFICER COMMENT) This is a matter dealt with
by Building Regulations
• Southern services from Purley Station already in a mess (OFFICER COMMENT)
Performance of the railway operator is not a planning consideration
• Alleged anti-social behaviour from future residents of social housing (OFFICER
COMMENT) This is not a town planning matter – with no evidence to substantiate
any of these claims
• Croydon Council has made various demands, including a £2m cash payment to
the Council and a significant social housing component (OFFICER COMMENT)
During pre-application discussions the local planning authority sought to ensure
that the scheme complied with planning policies, which included the provision of
affordable housing.

• The Baptist Church did not want a building this size on the plot (OFFICER
COMMENT) Purley Baptist Church are joint applicants and therefore jointly
proposing the scheme
7.6 The following procedural issues were raised in representations, and are addressed
below:
•

8

Community engagement results misleading (OFFICER COMMENT) This relates
to information submitted with the application. The local planning authority has
undertaken consultation for the application in accordance with legislation and
have summarised the representation above

MATERIAL PLANNING CONSIDERATIONS

8.1 The main planning issues raised by the application that the committee must consider
are:
1.
2.
3.
4.
5.
6.
7.
8.
9.

The principle of the development
Housing
Townscape, design and heritage
Impact on adjoining occupiers
Quality of living environment provided for future residents
Impact on environmental conditions
Transport and highways considerations
The environmental performance of the proposed building
Other planning matters

8.2 As indicated above the “Island” and “South” sites are referred to as “Site 1” and “Site
2” respectively. Some sections will cover both sites collectively – but will be stated
accordingly.

The principle of the development
Introduction of retail/community/residential uses
8.3 The NPPF supports the vitality and viability of town centres through ‘the town centres
first approach’.
8.4 London Plan (Consolidated with Alterations since 2011) Policy 2.15 supports housing
growth through intensification and selective expansion in appropriate locations.
Policy 3.3 recognises the pressing need for more homes in London and Policy 3.8
states that Londoners should have a genuine choice of homes. London Plan Policy
4.7 states that the Mayor supports a strong, partnership approach to assessing need
and bringing forward capacity for retail, commercial, culture and leisure development
in town centres. Policy 4.8 states that the Mayor will support a successful competitive
and diverse retail sector. Policies 3.16, 3.17, 3.18 and 3.19 support social
infrastructure particularly in places that are accessible. London Plan Social
Infrastructure SPG 2015 is also relevant.
8.5 Croydon Local Plan 1 Strategic Policy SP1.1 states when considering development
proposals, the Council will adopt a positive approach that reflects a presumption in
favour of sustainable development. SP1.3 and SP1.4 encourage growth in homes,
jobs and services in sustainable places. Policy SP2.1 states the Council will apply a

presumption in favour of development of new homes provided applications meet the
requirements of policy. Policy SP2.2 seeks to deliver a minimum of 13,300 homes
between 2011 and 2021 in line with the London Plan target for new homes. Between
2021 and 2031 it will seek to deliver a further 6,900 homes. Therefore overall, the
Council will seek to deliver 20,200 homes over the plan period (2011-2031).
8.6 CLP Policy SP3.1 states the Council will encourage innovation and investment into
the Borough to support enterprise and increased employment for the benefit of all
Croydon residents. SP3.6 states that the Council will apply the London Plan Town
Centre hierarchy. SP3.11 states that the Council will support measures to improve
the stock of retail premises. SP3.12 states that the Council will favourably consider
new increases to the stock of premises ensuring the viability and vitality of Croydon
centres.
8.7 CLP SP5.3 encourages the creation of healthy and liveable neighbourhoods by
ensuring the provision of a network of community facilities and protecting existing
community facilities. SP5.6 supports the provision and improvement of places of
worship.
8.8 CLP – Places of Croydon identifies the vision of Purley as a regenerated District
Centre, retaining its historic character with a mixture of homes, community and
cultural facilities and a range of retailing including independent shops. In providing
homes, the focus of residential growth should be in the District Centre.
8.9 Site 1 is identified as Proposal Site H85 of the Saved UDP where the preferred uses
are identified as Community Uses, Residential and Shopping.

Retail
8.10 Site 1 is located within the Purley District Centre and the proposed commercial unit
would provide an active ground floor to Russell Hill Road close to the new area of
public realm. The provision of a retail unit within this location is acceptable.

Community
8.11 The rationale for the proposed development relates to the need for a new church to
accommodate a growing congregation of around 700 people and the many additional
community orientated activities associated with the Church. The existing facilities are
described as inadequate, not fit for purpose and costly to repair and maintain.
Furthermore, access to rooms is poor and disabled users are only able to access the
church and ground floor hall. The Church is seeking to consolidate the facilities in
one secure centre; to accommodate all activity groups in one place instead of renting
space in nearby properties which are not suitable for the activity.
8.12 The church and community facility requirements for the site equates to approximately
3,452 m² of floor space. This would represent an increase in community floor space
of 1,932 m². The proposed housing element is to provide cross funding to deliver the
new church and community facilities.
8.13 As well as a café and retail unit the proposed community facilities on the
development include an indoor sports court, multipurpose hall, accommodation for
the Purley Cross Centre, auditorium, prayer/meeting room and various multi-use
rooms/classrooms. All the activities would be available for use by the wider
community. Except for the prayer room, which would be predominantly for church

use, the applicant has advised that the anticipated user split of the facilities would be
heavily weighted to the community (beyond the church congregation) at around 85100% of the time.
8.14 The centre would be open to the whole of the community, 7 days a week (with most
activities taking place during the day or evenings) and community services covering
all ages (from toddlers to the elderly). The main component of Church congregation
usage would be in the auditorium on Sunday (although this would be open to noncongregation users also). The car parking for visitors to the centre would be split in
accordance with the uses.
8.15 A draft Community Facilities Management Plan has been submitted with the planning
application which sets out key points including the aims for the community facilities,
management/operation, promotion/bookings, pricing (2 tier with a reduction for
community groups or individuals who help to achieve the community uses identified
in the report) and reporting. A legal agreement would be finalised - to make the
community facilities at the development widely available for use by the local
community in compliance with the terms of a finalised Community Facilities
Management Plan. Fundamentally, there would be a commitment to provide facilities
that are open and advertised to the community.
8.16 The draft Community Facilities Management Plan has been positively reviewed by
the Council’s Community and Voluntary Sector Team. An annual report would
provide details of usage, bookings, marketing and promotion activity relating to the
community facilities, highlighting non-church groups, clubs and users to provide
evidence that the wider community have the opportunity and are encouraged to use
the facilities. This would be published on-line. The simple two tier, pricing structure
with the flexibility of allowing space to be used free of charge at their discretion is
welcomed. Annual reporting is a good way of ensuring transparency and sound takeup of the broad range of activities on offer.
8.17 The draft Community Facilities Management Plan demonstrates a commitment to
ensuring that the Church’s enhanced facilities will be actively promoted to and used
by the local community, including non-church goers which are an essential
component of a true community facility. This would be secured by the S.106
Agreement.
8.18 The provision and efficient utilisation of high quality facilities for the community, which
will improve the social infrastructure of the area, are supported and comply with
policy.

Residential
8.19 There is no policy objection to the provision of residential accommodation on these
sites as part of a mixed-use proposal.
8.20 Overall the proposed development would consist of church and community space,
220 residential units, commercial and café spaces. Located within and on the edge
of the Purley District Centre with a good level of accessibility to public transport
(PTAL rating of 5) the scheme and the range of uses proposed would be acceptable
in principle. The re-development of the long term vacant, highly prominent “Island
Site” within Purley District Centre is long overdue. In addition, the scheme has the
potential to be a catalyst for the regeneration of the wider area.

Loss of office and car parking uses
8.21 Policy SP3.2 of the Croydon Local Plan Strategic policies states that the Council will
adopt a ‘4-Tier’ approach to the retention and redevelopment of land and premises
relating to industrial/employment activity as set out in Table 4.3 of CLP1.
8.22 Located outside of a Strategic and Integrated Industrial location as well as a Town
Centre Industrial Location, elements of Site 2 would fall within Tier 4 ‘Scattered
Employment Sites’, which protect offices along with industrial and warehousing
activity. Planning permission for limited residential development will be granted if it
can be demonstrated that there is no demand for the existing premises or a scheme
comprised solely of permitted uses and residential use does not harm the wider
location’s business function.
8.23 Within Croydon there is a pressing need to maximise the supply of housing to satisfy
meet local housing need, especially given the shortfall in housing supply.
Notwithstanding the existing lawful office use of 1 Banstead Road, the property has
been vacant over a considerable period and has limited value, in terms of the supply
of viable office accommodation and providing employment opportunities in and
around Purley District Centre. It is considered on balance that the delivery of housing
accommodation in such a well-connected and sustainable location should take
precedence, over the retention of somewhat disparate office uses.
8.24 The car park at 3-5 Banstead Road is a temporary use, with the permission having
expired back in November 2015. Although the land is still used for parking, this is
continuing unlawfully. Clearly, the most sustainable approach to the redevelopment
of this land would be for residential purposes.

Housing
Housing mix
8.25 Chapter 6 of the NPPF states that local planning authorities should deliver a wide
choice of sustainable homes. They should plan for a mix of size, type and tenure of
accommodation to meet the specific needs to the area.
8.26 The London Plan policy 3.8 states that new developments should offer a range of
housing choices, in terms of mix of housing sizes and types. SP2.5 of CLP1 states
that the Council will seek to ensure that a choice of homes in available in the borough
that will address the borough’s need for homes of different sizes and sets a strategic
target for 60% of all new homes outside the Croydon Opportunity Area up to 2031 to
have three or more bedrooms. The proposed residential accommodation would
consist of 220 units made up as follows:
Area of 1 bed (2 2 bed
2 bed
3 bed
3 bed
Total
scheme
person)
(3 person) (4 person) (5 person) (6 person)
Site 1

40

26

33

9

6

%

35%

23%

29%

8%

5%

Site 2

51

18

30

7

0

114

106

%

48%

Sites 1 & 91
2
41%
%

17%

28%

7%

44

63%

16

6

20%

29%

7%

3%

220

8.27 In view of the sites’ central location adjacent to a complex and busy road network
and with the limited opportunities to provide high levels of on-site communal amenity
space and extensive areas for child play (especially in relation to the tower element),
it is considered that this location and development is not suited to higher levels of 3
bed units. Moreover, the 60% requirement is not site specific and therefore overall,
the proposed mix, including a higher level of 2 bed 4 person dwellings, is acceptable.
Affordable Housing
8.28 Chapter 6 of the NPPF relates to affordable housing which indicates that where local
planning authorities have indicated that affordable housing is required they should:

“Set policies for meeting this need on site, unless off-site provision or a financial
contribution of broadly equivalent value can be robustly justified”
8.29 London Plan Policies 3.8 to 3.13 relate to affordable housing. Policy 3.11 states:

‘The Mayor will, and boroughs and other relevant agencies and partners should, seek
to maximise affordable housing provision and ensure an average of at least 13,200
more affordable homes per year in London over the term of this Plan. In order to give
impetus to a strong and diverse intermediate housing sector, 60% of the affordable
housing provision should be for social rent and 40% for intermediate rent or sale.
Priority should be accorded to provision of affordable family housing’.
8.30 London Plan policies 3.12 and 3.13 require that the maximum reasonable amount of
affordable housing should be sought on schemes, taking into account viability and
other issues.
8.31 Policy SP2.4 of CLP1 set out that up to SP2.4 the Council will negotiate to achieve up
to 50% affordable housing provision on sites with ten or more units, with a minimum
requirement that is based on a Dynamic Viability model. Following a review
undertaken as part of the Croydon Monitoring Report 2013/14 and as of 1st April
2015, all developments of ten or more homes outside the Croydon Opportunity Area
should provide a minimum of 50% affordable housing on site.
8.32 Policy SP2.4 also requires a 60:40 tenure split within the affordable housing provision
(between affordable rent and intermediate housing - including shared ownership).
There is a general presumption that all affordable housing should be provided on
site.
8.33 In relation to affordable housing, the proposal would provide:
• A total of 39 units (equating to 18% of homes by unit/15% by habitable room) to be
provided as affordable housing, all to be delivered on Site 2.
• Tenure mix: 69% affordable rent and 31% intermediate housing.

Area of Scheme 1 bed
2 bed
2 bed
3 bed
3 bed
TOTAL
(2
(3
(4
(5
(6
person) person)
person)
person) person)
27
19
6
Site 2
2
0
0
(affordable rent)
10
2
0
0
0
12
8.34 A Site 2
s (intermediate
housing)
the scheme progressed through pre-application discussions, affordable housing rose
from an initial 0% provision to an eventual 17% (36 out of 214 units). The current
proposal has increased the provision by a further 1% by including a further 3 units as
affordable, whilst the overall provision of units has risen to 220 units.
8.35 The applicants have submitted a financial appraisal of the development that has
been independently assessed. This shows that the development is unable to support
more than 18% affordable housing (without adversely impacting on the prospects of
the scheme being delivered – including both the residential and enhanced community
facilities).
8.36 The review does conclude that growth in values in excess of cost inflation could
deliver an improved outcome against the present-day position. On this basis the
applicant has agreed to a review mechanism, to establish whether any additional
value may become available to fund a payment in lieu for provision of affordable
housing, to be directed to the provision of affordable housing on other sites. This is to
be welcomed and will be captured through the S.106 Agreement.
8.37 As requested by the GLA, the review also includes two further sensitivity tests;
removing the Church and associated facilities from the development and removing a
side element of the residential tower described as a ‘campanile’. In the first scenario,
the removal of the Church (and replacement with residential) would have facilitated
the conversion of 72 units from private to affordable, equating to 50% of total units. In
the second scenario, 4 affordable units would have been lost, reducing the level of
affordable housing provision from 18% to 16% (from 39 units in the application
scheme to 35 units).
8.38 Although 50% of affordable housing could potentially be achieved if there were no
community facilities, there is clearly an issue with this proposition, as the Church can
only redevelop their premises if they are re-provided within the development. The
delivery of replacement and enhanced community facilities is also a benefit of these
proposals. The Church would not proceed with the scheme if it could not secure the
facilities it requires, which will be partly paid for through the sale of the private
residential units. Re-provision of community facilities is clearly a policy requirement.
8.39 If the church and community facilities is not re-provided on-site, an alternative site
would need to be identified and purchased within the vicinity. It is difficult to establish
the type of site that would need to be acquired along with a lack of obvious sites
within the District Centre that could accommodate such facilities. The delivery of
housing would cross fund the delivery of enhanced community facilities and these
two benefits need to be considered and assessed collectively.
8.40 The affordable housing provision of 18% falls below the 50% affordable housing
required by policy. However, it is considered that significant material weight should
be given to the provision of extensive and high quality community uses on the site, as

well as the positive regeneration impact that development of this site will have on
Purley District Centre. On balance and considering that there is little appetite to
provide alternative community facilities elsewhere, officers consider that the delivery
of 18% affordable housing (by unit) alongside enhanced community facilities (which
should benefit the whole of the local community) would be acceptable, especially as
the level of affordable housing would be reviewed at a later stage, capturing any uplift
in end values and the benefits of any enhanced residual value.
8.41 In terms of mix, the 39 affordable housing units would be split 27 affordable rented
and 12 shared ownership, which equates to a ratio of 69:31. This slightly deviates
from the policy requirement of a 60:40 ratio of affordable or social rent and
intermediate low cost shared home ownership. The split is partly influenced by the
affordable rented tenure being proposed on land owned by Eldon Housing who will
ultimately be responsible for its management (7-9 Banstead Rd) while Amicus
Horizon will own the shared ownership tenure units. Critically, Registered Providers
are on board and the affordable offer is what they require and is based on their
assessment of need and deliverability. The tenure split that slightly favours the
affordable rented tenure is acceptable.
8.42 The accompanying design and access document states that all units, across both
sites, will be designed to, or be capable of being adapted to wheelchair standards.
The London Plan SPG states that 90 per cent of new build housing should meet
Building Regulation requirement M4(2) ‘accessible and adaptable dwellings’ with the
remaining 10 per cent meeting Building Regulation requirement M4(3) ‘wheelchair
user dwellings’, the scheme has been designed to meet these standards and can be
secured by way of condition.
8.43 Whilst the Council has a five-year supply of housing land including an extra 5%
required by the NPPF, it is appreciated that the London Plan requirement is
expressed as a minimum to be exceeded where possible. This proposal would
contribute to the annual average target being augmented and is given weight for the
contribution it will make towards housing land supply.

Townscape, Design and Heritage
Density of Development
8.44 London Plan Policy 3.4 states that development should maximise housing output for
its location in accordance with a density matrix. The site is within an urban location
with very good public transport accessibility and should be able to accommodate
between 200-700 habitable rooms per hectare (hrph) and up to 260 units per
hectare. The guidance in the London Plan indicates that calculations should include
internal roads and ancillary open spaces. However, it also states that it is not
appropriate to apply the density matrix mechanistically.
Area of
Scheme

Hectares

Number of
hab rooms

Number of Number of Number of
habitable
dwelling
dwellings
rooms per
per hectare
hectare

Site 1
Site 2

0.3013*
0.4224

317
274

1052
649

114
106

379
251

Overall

0.7237*

519

717

220

304

* (reduced proportionally to factor in non-residential floor space)
8.45 Whilst Site 1 and the two sites considered together exceed density ranges (in terms
of habitable rooms) the overall density would be acceptable, having regard to the
various elements that work together to help define the appropriateness of the
proposed density of development. The development does not display symptoms of
overdevelopment; offering a high quality design making the most of excellent public
transport links and facilities on offer within the Purley District Centre. The proposed
density is suitable for this location and would be acceptable.

Townscape and Design
Policy Background
8.46 The NPPF attaches great importance to the design of the built environment.
Paragraph 17 gives 12 core planning principles. One of these principles is to ‘always
seek to secure high quality design and a good standard of amenity for all existing and
future occupants of land and buildings’
8.47 National Planning Policy Framework (NPPF) paragraph 58 states that planning
“policies and decisions should aim to ensure that developments:
● will function well and add to the overall quality of the area, not just for the
short term but over the lifetime of the development;
● establish a strong sense of place, using streetscapes and buildings to
create attractive and comfortable places to live, work and visit;
● optimise the potential of the site to accommodate development, create and
sustain an appropriate mix of uses (including incorporation of green and
other public space as part of developments) and support local facilities
and transport networks;
● respond to local character and history and reflect the identity of local
surroundings and materials, while not preventing or discouraging
appropriate innovation;
● create safe and accessible environments where crime and disorder, and
the fear of crime, do not undermine quality of life or community cohesion;
and
● are visually attractive”
8.48 NPPF paragraph 61 highlights the importance of visual appearance and architecture
but also addresses the importance of connections between people and places and
the natural, built and historic environment. Furthermore, NPPF paragraph 64 states
that “permission should be refused for development of poor design that fails to take
the opportunity available for improving the character and quality of an area and the
way it functions.”
8.49 London Plan policies 7.1 to 7.6 set out criteria for requiring buildings to respond to
their neighbourhood and communities to provide an inclusive environment which
designs out crime, enhances the local character and provides a high quality of public
realm and architecture.
8.50 London Plan policy 7.7 provides a framework for assessing applications for tall
buildings requiring them to (amongst other things):

• Be located in an area identified for tall buildings (such as town centres with good
transport links);
• Not adversely affect the character of the area they are set in through their scale,
mass or bulk;
• Relate well to the form, proportion, composition, scale and character of
surrounding buildings, urban grain and public realm (including landscape features)
particularly at street level;
• Individually or as a group improve the legibility of an area, by emphasising a point
of civic or visual significance where appropriate and enhance the skyline and
image of London;
• Incorporate the highest standards of architecture and materials, including
sustainable design and construction practices.
8.51 CLP1 policy SP4 sets out requirements for the design of developments to respond to
their context, the local character and designated views and landmarks.
8.52 CLP1 policy SP4.5 encourages tall buildings in District Centres where it is in an area
around well-connected public transport interchanges and where there are direct
physical connections to District Centres. Policy SP4.5 states that tall buildings will be
required to respect and enhance local character and heritage assets; minimise the
environmental impacts and respond sensitively to topography; make a positive
contribution to the skyline and image of Croydon; and include high quality public
realm to provide a setting appropriate to the scale and significance of the building
and the context of the surrounding area.
8.53 Croydon Plan 2006 (Saved Policies 2013) policies UD2 and UD3 relate to high
quality sustainable design which reflects its setting and characteristics of the area.

Island Site (Site 1)
Layout
8.54 The scheme is a significant opportunity to improve the poor condition of the gyratory,
which is dominated by Tesco superstore and surrounding road network and to create
a prominent landmark development that would contribute to enhancing the character
and functionality of Purley District Centre and to facilitate its overall regenerative
potential. The arrangement on the site has been informed by a perimeter block which
defines the main street frontages onto the gyratory and Banstead Road. This
reinstates a strong building line along the edge of the gyratory, Banstead Road and
turning the corner into Russell Hill Road. The layout also provides for an area of
public realm at the junction of Russell Hill Road and Brighton Road which is
welcomed, particularly given the tight space at this end of Site 1. In addition, the
siting of the public space next to the base of the tower would provide balance and
relief to the local townscape.
8.55 A widened public realm towards the library affords an opportunity for a new stepped
access to the library forecourt. This aims to assist in reconnecting the library with the
remainder of the District Centre.
8.56 At a finer grain, further advancements have been made to improve the relationship
with the Brighton Road and along Banstead Road. The main residential entrance on
Brighton Road at the corner with Banstead Road is well located, marking the corner
of the residential side and stays separated from the public access for community

uses. The principle community entrance faces towards the District Centre and onto
public realm helping to distinguish the different pattern of movements.
8.57 The residential entrance is double height, both externally and internally making a
statement and enabling the tower element to be clearly read in form from a distance.
The recess also acts to provide a buffer zone and the entrance is also purposefully
raised as a measured defence against flooding. Several access points are provided
around the development, creating activity along both Banstead Road and around the
Brighton Road junctions which is supported.
Bulk, Height and Mass
8.58 The London Plan encourages proposals for tall buildings in town centres which have
good access to public transport; accordingly the principle of a tall building is
acceptable. CLP1 policy SP4.5 also encourages tall buildings in District Centres
where there is well-connected public transport. At 17 storeys, the tower would be
distinctly taller than the surrounding built form and would make a significant change
to the townscape, visible from many vantage points.
8.59 A Townscape and Visual Assessment indicates changes of mainly moderate and
high magnitude to views of low and medium sensitivity. Through this, it has been
assessed that the development, particularly due to the tower operating as a landmark
and prominent focal point at the south of the parade of shops along Brighton Road,
will have a general beneficial effect to the urban environment and will not negatively
affect the perception of the existing townscape and views. Officers concur with this
overall conclusion.
8.60 As with the scheme presented at the last Planning Committee (January 2016) the
tower extends to 17 storey in height, with the top two storeys set in to reduce the bulk
in the higher tower elements. A high level, stone clad open structure extends
upwards (from the façade) for three storeys, and surrounds 20 Scots Pine trees
which will be planted at the 15th floor level. The creation of this high level ‘forest’
draws on the verdant character of Purley, while the stone detailing of the façade and
open stone structure are derived from the stone detailing (specifically stone window
‘tracery’) prevalent in the civic buildings of Purley. The footprint of the tower is
reduced at 14th storey and above, to differentiate between the tower and a side
element (referred to as the “campanile” element) abutting the tracery tower, which
helps introduce a more slender and distinctive reading of the tower. The open, set
back nature of the tower at its top, creates a visually interesting silhouette allowing
glimpses of the sky through the stone structure and trees at the top and helps
contribute to a more slender proportion. The tracery provides a vertical emphasis, a
connection between the base and the crown and creates an elegant form, especially
when viewed alongside the sky trees. The tower successfully balances the need to
optimise the development potential of the site, whilst respecting and referencing
characteristics of Purley District Centre.
8.61 The massing of the remaining elements of Site 1 ranges from between 3-7 storeys.
The massing and shape of the development is articulated through a series of
components, resulting in a well-arranged layout where the visual pre-eminence of the
tower is well balanced by a descending articulation of volumes along Banstead Road,
interspersed by in-between courtyards.

8.62 The elevation along Banstead Road primarily consists of three residential blocks with
distinct frontages which respond to the scale, proportions and rhythm of the houses
on the opposite side of the road. The courtyards allow a sense of visual permeability
that is characteristic of the dwellings lining the south side of Banstead Road and its
surroundings. The ground floor is animated through the use of clearly articulated and
well-spaced residential entrances at street level.
8.63 The overall form and massing is supported, with the majority of the scheme being
consistent in scale with the neighbouring context. The tallest element is also located
on the lowest part of the site, further mitigating the massing impact.
Appearance
8.64 As part of the application process, there have been some minor fenestration changes
to the units facing the service road to improve light levels. The scheme has been
developed in more detail, particularly in terms of materials and how the trees on top
of the tower would be planted and maintained.
8.65 The different elevations have been examined according to the contexts to which they
are related. Thus, the Russell Hill Road elevation allows a good mediation between
the existing front properties and the new tower, while the gyratory elevation on
Brighton Road clearly highlights the supremacy of the tower itself as a landmark. The
Russell Hill Road and Banstead Road elevations are designed to provide two new
streetscapes to the area. The articulation of the volumes and the alternation of
solid/void are well proportioned. Some colours have been added to mark elements
like the entrances and to differentiate the frame in some parts.
8.66 The streetscape along Banstead Road would be enlivened with active usage in the
form of the community facilities and youth club rooms and the entry points to the
residential units would be emphasised with the use of glazed tiles. In terms of
materiality, the development mainly comprises a simple palette of robust materials
which is supported. The brickwork has been chosen to match or complement the
brick colours and types found in the high-quality buildings in and around Purley
District Centre, which is supported. There would be frameless glass balustrades to
balconies and winter gardens, aluminium window frames and spandrel panels and a
deep reveal buff coloured tracery element to the tower. Behind the deep tracery layer
constructed on reconstituted stone is an inner layer of a relatively simple glazed
curtain wall with concealed frames and minimal articulation, which frees the tower
from additional visual clutter providing for a more attractive appearance. Given the
complex construction elements, a planning condition is recommended to secure
relevant detailed drawings and further specifications on material samples.
8.67 The front entrance to the church/community facility will address a small plaza at the
junction of Brighton Road and Russell Hill. This entrance is marked by a sculptural
architectural element above it, which serves to differentiate the community/civic
identity of the facility from that of the residential tower that sits to its side. This is
supported.
8.68 The ‘stone tracery’ facade provides variation and visual interest, making the tower
distinctive and not ‘uniform’ or corporate in character, which is generally welcomed
and would be more appropriate for Purley. The tracery façade provides the
opportunity for inset balconies and window boxes, which together with the trees at

the top, give interest and animation to the façade and reveal the tower as having a
residential rather than office feel.

South Site (Site 2)
8.69 The design of the building proposed for Site 2 has been developed in response to
Planning Committee’s previous comments – raised at pre-application stage. An
additional floor has been added to the corner fronting Banstead Road and Brighton
Road, bringing the storey height to 8 (previously 7 storeys) along with additional
massing along Banstead Road with the brick façade extending behind the central
loggia (these elements enabled an increase in the percentage of affordable housing).
In addition, the design of the corner facing the Gyratory has been refined at ground
floor level to improve its proportions.
Layout
8.70 The arrangement of the site has been informed by a perimeter block which defines
the main street frontages onto the Gyratory and Banstead Road. To the rear of the
site is smaller scale development, creating a courtyard within the centre of the plot.
The frontage position of the block respects the building lines along both Banstead
and Brighton Road and allows for a good amount of landscaping to the front of the
building which is in keeping with the more suburban feel close to this part of the
scheme. With two pedestrian access points onto both roads the permeability of the
layout works well.
8.71 The courtyard within this part of the scheme is fully enclosed and all the parking
spaces are sited within or to the front of the undercroft which creates a better quality
amenity space, sheltered from any traffic noise or car usage.
Bulk, Height and Mass
8.72 The frontage of the scheme onto the Gyratory is at its highest point eight storeys,
which includes a lower ground to the front of the site. This part of the proposal
addresses the open nature of the site whilst not competing with the tower proposed
for Site 1. Similar to proposals for Site 1, the design optimises the sloping
topography, with the tallest element on the lowest portion.
8.73 The frontage onto Banstead Road steps down in three clearly defined elements
which positively responds to the rhythm of the frontages being created for Site 1 as
well as reflecting the form and rhythm of the semi-detached dwellings further north
along Banstead Road. The Brighton Road elevation is defined by five upper storeys
set behind a perforated screen of off-white brick loggia amenity balconies and a
setback sixth level of accommodation. The building provides a good transitional
element that mediates the relationship between the scale of the Site 1 development
and the existing local built environment. The development positively enhances and
strengthens the character and urban grain of the local area.
Appearance
8.74 The elevations and materiality form an uncluttered backdrop of brickwork and the
proportion of glazing to brickwork works well. The brickwork chosen will integrate with
the red/brown brickwork which is prevalent within Purley and referenced by the
proposals for Site 1. Whilst the lighter brick ’loggias’ do not hit the ground, their

inclusion provides visual interest whilst also creating acoustically sheltered balcony
spaces on the Brighton/Banstead Rd. The dark zinc standing seam upper floor also
relates well with the remaining façade treatment. The inclusion of a horizontal cast
‘stone’ band makes reference to the surrounding heritage buildings and breaks up
the massing of the building.
8.75 The location of refuse and sub-station had to factor in the restriction of vehicular
access and it is acknowledged that this does have an impact on the ground floor
elevation. However, the blank area of elevation is minimal in relation to the overall
scheme and landscaping would soften the visual impact of this element.
8.76 The corner of the building provides for two clean finishes to the Banstead and
Brighton Road elevations and the turning of the corner on this building is acceptable.
Given the slope of the land and the need to optimise the use of the site, the inclusion
of lower ground levels is acceptable.
8.77 There are a number of complex construction elements and further specifications on
materials and details which would be secured by planning conditions for subsequent
discharge.

Heritage
8.78 The Planning (Listed Buildings and Conservation Areas) Act 1990 is relevant to these
proposals. Sections 16 and 66 impose a general duty as respects listed buildings in
exercise of planning functions. It requires the local planning authority to 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. Section 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990 imposes a general duty
as regards conservation areas when exercising their planning functions; to any
buildings or other land in a conservation area, special attention shall be paid to the
desirability of preserving or enhancing the character or appearance of that area.
8.79 Chapter 12 of the NPPF relates specifically to the historic environment. Paragraph
131 sets out factors that should be taken into account regarding planning decisions,
including ‘the desirability of new development making a positive contribution to local
character and distinctiveness’. Paragraph 132 attaches great weight to conserving
the significance of designated heritage assets, which include conservation areas.
Paragraph 134 states that ‘where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm should
be weighed against the public benefits of the proposal, including securing its
optimum viable use’. In weighing applications that affect non designated heritage
assets, paragraph 135 requires a balanced judgement.
8.80 London Plan policy 7.8 is concerned with heritage assets: part D states that
‘Development affecting heritage assets and their settings should conserve their
significance, by being sympathetic to their form, scale, materials and architectural
detail’.
8.81 CLP1 Policy SP4.12 of the Croydon Local Plan – Strategic Policies states the
Council and its partners will respect, and optimise opportunities to enhance
Croydon’s heritage assets, their setting and the historic landscape, including through
high quality new development and public realm that respects the local character and
is well integrated. CLP1 Policy SP4.13 states that the Council and its partners will

respect and optimise opportunities to enhance Croydon’s heritage assets, their
setting and the historic landscape, including through high quality new development
and public realm that respects the local character and is well integrated. CLP1
Strategic Policy SP4.14 states that the Council and its partners will strengthen the
protection of and promote improvements to the heritage assets and their settings,
which include Listed Buildings, Conservation Areas, Archaeological Priority Zones,
Locally Listed Buildings and Local Areas of Special Character.
8.82 Croydon Plan 2006 (Saved Policies 2013) Policy UC3 of the Croydon Local Plan
(2006) Saved Policies states that proposals in Conservation Areas should respect
character and appearance of the area and that proposals must pay special attention
to various aspects of the appearance of the area and design of specific buildings.
Policy UC5 of the Croydon Local Plan (2006) Saved Policies states that proposals
that harm Local Areas of Special Character will not be permitted. Policy UC9 of the
Croydon Local Plan (2006) Saved Policies states that in considering schemes
affecting buildings on the Local List with substantial weight given to the benefit of
protecting and conserving the particular interest that accounts for their designation.
8.83 The site also sits in relatively close proximity to the Upper Woodcote Village and the
Webb Estate Conservation Area, the impact on the settings of which need to be
taken in to account.

Island Site (Site 1)
8.84 There are a number of designated heritage assets in the vicinity of Site 1, including
the Purley Library (Grade II listed), the United Reformed Church (Grade II Listed) and
the Upper Woodcote Village and Webb Estate Conservation Area. In addition, there
are non-designated heritage assets of local significance nearby; locally listed
buildings (960 Brighton Road and 1-11 Mafeking Terrace) and the Brighton Road,
Foxley Lane and Smitham Bottom Lane Local Area of Special Characters.
8.85 As outlined above, the proposed height, massing and layout successfully integrates
with the general townscape and although Historic England have raised no specific
comment about the proposed scheme, the impact on heritage assets needs to be
given particular consideration. From an assessment of the views submitted with the
application, it is apparent that there are some areas where the proposed
development would have an impact on the setting of surrounding heritage assets.
8.86 The Purley Library is the most affected designated heritage asset, as the proposed
development is in close proximity and prominent in a number of the views of this
litsted structure. The massing and consequent articulation of volumes (stepping up in
height away from the library) have been designed to mediate the relationship
between library and the height of the podium and tower beyond, which has helped to
limit the harm being caused to the setting of the library. Nevertheless, the height of
the development adjacent to the library rises to almost match the library’s ridge
height in views from Banstead Road which does erode the simplicity of the existing
hipped roof form. Whilst the 17 storey tower will inevitably rise significantly above the
roofline of the library, it is set at a distance from the listed building and will be read as
a distinct element.
8.87 Whilst this element of the development is considered to cause some harm to the
building’s simple skyline, officers have concluded that the harm caused would be less
than substantial, in terms of the setting of the designated heritage asset. Less than

substantial harm can potentially be outweighed by the public benefits associated with
the development. The scheme also proposes an extension of the garden wall to the
grounds of Purley Library along Banstead Road to help integrate the public realm
and the principle of this is supported with the setting of the listed building in this
location opened and improved. The other Grade II listed building, United Reformed
Church, is well removed for there to be no harm caused from the proposals.
8.88 The Upper Woodcote Village and Webb Estate Conservation Area is also an
important heritage asset to consider. This conservation area is located to the west of
the site, approximately 125 metres away. As part of the Townscape and Visual
Assessment views from Furze Lane (looking south east) and Woodcote Village
Green (looking east) were included. The tower element is visible in the former view,
providing a marker for the town, but not from the latter. Given the distance and the
limited impact, the character and appearance of the conservation area would be
preserved.
8.89 Whilst there would be some harm caused to the setting of non-designated assets by
the tower element, particularly the locally listed building at 960 Brighton Road and the
Brighton Road Local Area of Special Character, the lesser significance of these
assets, the slender form of the tower element, the use of high quality materials and
calm architectural expression are considered to help mitigate its impact. 1-11
Mafeking Terrace is removed from the site by approximately 42 metres whilst the
Foxley Lane and Smithham Bottom Lane Local Areas of Special Character are
separated by at least 65 metres. In addition, these heritage assets are separated by
buildings and although the tower element would be visible, this would be to a lesser
degree than the former designated assets. Moreover, the harm is outweighed by the
public benefits of the scheme. The public benefits of the scheme include the creation
of improved community facilities, a new public space and wider regeneration and
housing benefits created by the provision of 220 new homes including 39 affordable
housing units.
8.90 The harm caused by the proposed scheme to the setting of heritage assets would be
less than substantial. When these impacts are weighted alongside the public benefits
of the proposed development, officers are satisfied that the proposed development
would comply with paragraph 134 and 135 of the NPPF. Notwithstanding this, it is
essential that the development provides an exceptionally high design quality in
relation to materials and other detailed matters at planning conditions stage. This is
to ensure that the building, which is visible in the setting of heritage assets, is one of
which is perceived as being of excellent contemporary design which responds
appropriately to its historic context.

South Site (Site 2)
8.91 The proposals for Site 2 would be sufficiently removed from nearby heritage assets
for there to be adverse impact, so these would be preserved. The non-designated
heritage assets are also well removed and the majority would also be screened by
the development proposed for Site 1; accordingly, there would be no adverse impact.

Impact on adjoining occupiers
8.92 Chapter 7 of the NPPF, requiring good design, makes clear that the impact of
development on adjoining land and occupiers is a key consideration of good design.

8.93 Policies SP1.2, SP4.1 & SP4.2 of CLP1 set out the need for developments to
respond to the local character and circumstances, which includes the need for
ensuring there is no detrimental impact on neighbours. Croydon Plan 2006 (Saved
Policies 2013) Policies UD2 and UD3, referring to the layout, siting and scale of new
developments makes clear that developments should distinguish between public and
private spaces and not have an impact on the future development of other land.
Additionally, policy UD8 protects the amenity of adjoining residential properties from
overlooking, overshadowing and loss of light and outlook.

Island Site (Site 1)
Overlooking and loss of privacy
8.94 No harmful overlooking or loss of privacy would occur in relation to residential
properties located on the opposite side of Banstead Road, given that they are
separated by a wide road and at least a distance of 26 metres.
8.95 Whilst there would be some overlooking towards the end of the gardens serving 1-9
Foxley Lane, there would be no direct overlooking of the houses given the orientation
and acute angle of view. Furthermore, there are large outbuildings at the end of the
rear gardens serving 7 and 9 Foxley Lane (the two closest houses) which further
reduces overlooking of outdoor space. The arrangement in relation to these
neighbouring properties would not result in an unacceptable loss of privacy.
8.96 The residential element of 1-4 Russell Hill Road is located above ground floor and of
these 1 Russell Hill Road is the closest (at a distance of 17 metres). Given the built
up urban environment, these properties are sufficiently removed for there to be no
significant concerns regarding overlooking or a loss of privacy.
8.97 There are 4 bedroom windows (2 windows serving 2 different flats) at second floor
level at the rear of 5 Russell Hill Road. The nearest and furthest of these windows
from the development would be 6 metres and 14 metres respectively. The windows
within the proposed scheme closest to 5 Rueel Hill Road would serve kitchens and
bedrooms. Whilst there would be some oblique overlooking, the windows would not
be in direct alignment with each other and although some loss of privacy is likely to
be suffered by the neighbouring occupiers, this is not sufficient to warrant a refusal
reason, particularly given that a small amount of overlooking is not uncommon in built
up areas. One of these neighbouring properties (sited furthest east) also has a clear
kitchen/living room window that faces towards the development, but given the
distance and layout of the room is unlikely to suffer harmful overlooking. The
reciprocal relationship is also acceptable in relation to the above buildings.
8.98 The remaining buildings on Russell Hill Road and those on Purley Road and Brighton
Road (to the north) are sufficiently separated and orientated from Site 1 for there to
be no loss of privacy.
Visual intrusion
8.99 The closest neighbouring properties to the Site 1 relate to the proposed podium
element and as identified above there are some neighbouring windows facing this
part of the scheme. However, these neighbouring properties benefit form dual
aspect, with accommodation also facing away from the development, towards either
Foxley Lane or Russell Hill Road. As such, existing accommodation would maintain

an acceptable outlook overall. Whilst the tower would be visible from surrounding
residential properties, the relationship and distance is such that it would not
materially harm residential amenity.
8.100 Semi-detached houses on the opposite side of Banstead Road are well removed,
set back from the road by 10m. 11-21 Banstead Road would be opposite the
proposed residential courtyard element of the new development. However, the
slightly raised position of Banstead Road properties would further assist in alleviating
the impact of this part of the proposal.
Consented scheme at 5 Russell Hill Parade
8.101 Although not yet implemented, the approved scheme at 5 Russell Hill Parade
(15/05286/P) has residential accommodation at first and second floor level within
close proximity of Site 1. The approved scheme has been designed so that the living
rooms, which are situated at the rear closest to the application site, would have dual
aspect. The windows would face the proposed residential accommodation and the
vehicle access area. There are also balconies that have been approved serving
these rooms, which are to be screened by 1.7m high obscure glazing. Given the
presence of the rear screening and the dual aspect arrangement of these flats, there
should be no concerns regarding outlook, light and privacy.

South Site (Site 2)
Overlooking and loss of privacy
8.102 There are 3 clear glazed bedroom windows (one at ground, first and second floor
level) proposed along the north-western elevation (relatively close to the boundary
with 11 Banstead Road. These would be set back 30 metres from the building
frontage and would not result in direct overlooking of habitable windows to 11
Banstead Road, especially in view of the acute angle of sight. Whilst these windows
would overlook the rear garden to a certain extent, this element would cause
sufficient harm to warrant a refusal of planning permission. The remaining windows
on the north-western elevation of the proposed building are to be obscure glazed and
as such there would be no harmful overlooking of this neighbouring property.
8.103 1-14 Brighton Road has obscure and clear glazed windows on the flank and rear
elevations respectively and a car park to the rear of the building. The proposed
elevation facing this neighbouring property has both windows and recessed
balconies. Given the orientation of the buildings, there would be no direct
overlooking of the neighbouring rear habitable room windows, which are also
screened by boundary trees, precluding any harmful overlooking or loss of privacy.
Furthermore, given that the proposed building is 8.5m off the southern boundary, the
proposal should not prejudice any future development potential for the rear car park.
The houses on Purley Knoll are removed by at least 20 metres and 28 metres from
the application site and building respectively and therefore sufficiently removed for
there to be no harmful loss of privacy. The reciprocal relationship is also acceptable
in relation to the above buildings.
Visual intrusion
8.104 The buildings proposed for Site 2 extend deep into the plot compared to the
existing; 53 metres and 63 metres from Banstead Road and Brighton Road

respectively. Occupiers of 11 Banstead Road and 1-14 Brighton Road, to the northwest and south west respectively, would be most affected.
8.105 There are a number of windows on the flank elevation of 1-14 Brighton Road, all of
which are obscure glazed and therefore no harmful visual intrusion is envisaged.
There are also flank windows on 11 Banstead Road facing Site 2. With the exception
of a window serving a breakfast room on the ground floor, the remaining windows on
the flank elevations either serve non-habitable rooms or a room that has dual aspect.
Therefore, the outlook from these rooms would not be adversely impacted. Whilst
there would be some impact on outlook from the breakfast room, given the number of
rooms unaffected, the relationship is on balance acceptable. The building footprint
would be sufficiently removed and orientated to provide an acceptable outlook for the
neighbouring buildings from their respective rear windows.

Both Sites (Sites 1 and 2)
Daylight
8.106 A daylight and sunlight report has been submitted with the application which clearly
demonstrates the impact of the development on the nearest residential properties to
the site, which lie above the retail units fronting Russell Hill Road and Brighton Road
as well as residential properties on Brighton Road, Banstead Road, Foxley Lane and
Purley Knoll. These have been assessed in accordance with the 2011 BRE
Guidelines.
8.107 The Vertical Sky Component assessment of daylight to existing nearby residential
properties highlighted that of the 120 windows tested 48 would receive reductions
greater than 20% of sunlight. Of these 48 windows, 32 rooms were assessed using a
No Sky Line Assessment, of which 5 rooms received a material reduction in daylight.
These properties were at 1 (first floor bedroom), 2 (first floor bedroom) and 5 (2
second floor bedrooms) Russell Hill Parade and 960 Brighton Road (first floor
bedroom). Average Daylight Factor (ADF) assessments (including site visits) were
undertaken for each one of these rooms. Due to the small size of the rooms and
multiple windows serving some rooms the residual levels of daylight in each of the
tested rooms would meet the BRE criteria for daylight ADF. Accordingly, although
there would be some loss of daylight to surrounding residential properties they would
all still meet the BRE criteria for daylight.
8.108 There are habitable room windows on the flank elevation of 11 Banstead Road.
The results of the daylight VSC assessments demonstrate that windows to the
kitchen and living room windows would receive reductions in direct daylight.
However, when assessing the room as a whole, with the No Sky Line Assessment,
the rooms would satisfy the BRE criteria.
Sunlight
8.109 The results of the sunlight assessments demonstrate that of the 120 windows
tested, 20 windows that would fall below the recommended number of sunlight hours
in winter. The windows that are impacted in relation to the loss of winter sunlight are
at 1 (7 bedroom windows located at first and second floor level) 2 (2 bedroom
windows located at first and second floor) 3 (3 bedroom windows located at first floor
level) 4 (1 bedroom window located at first floor level) and 5 (4 bedroom windows
located at second floor level) Russell Hill Parade, 7-9 Foxley Lane (1 bedroom and 1

living room window) and 11 Banstead Road (1 living room window). 6 of these
windows would receive reductions in sunlight that would not comply with the BRE
recommended criteria annually; namely 1 (1 bedroom windows located at first floor
level), 3 (2 bedroom windows located at first floor level), 5 (2 bedroom windows
located at second floor level) Russell Hill Parade, 11 Banstead Road (1 living room
window). 13 Banstead Road (1 living room window) would receive a reduction in
sunlight beyond the BRE recommended criteria annually, but not for hours in winter.
8.110 The windows on the flank elevation of 11 Banstead Road would not be adversely
impacted as the results show that the sunlight levels received would exceed the
minimum BRE recommended levels.
8.111 Whilst the loss of sunlight to the above properties is regrettable, the overall impact
on daylight and sunlight to neighbouring properties would be relatively small, given
the scale of development and that the site is within and next to a District Centre.
Furthermore, BRE guidelines are not incorporated into planning policy and modest
divergence from the guidance does not make a scheme unacceptable. The
proposed development offers material benefits by providing additional housing stock,
improving the immediate townscape and providing new public realm. On balance,
this is considered to outweigh the impact on neighbouring properties.
Notwithstanding this the owners of the impacted properties may still address the
issue under private rights to light, but this is not a planning matter.
8.112 In terms of outdoor amenity areas for neighbours, the results of a shadow path
analysis conclude that that no significant adverse overshadowing would occur.
8.113 Daylight and sunlight testing has not been carried out in relation to existing nonresidential buildings. Although there would likely be some impact, given the nature of
the use of such buildings testing is not required.
Noise and disturbance
8.114 London Plan Policy 7.15 states that development proposals should seek to
minimise the existing and potential adverse impacts of noise on neighbouring
properties and occupiers. Supplementary Planning Guidance (April 2014) to the
London Plan Sustainable Design and Construction is also relevant. CLP1 Policy
SP6.3 states that development should positively contribute to improving noise
environments. Croydon UDP Policy EP1 states that development which would result
in pollution, including noise pollution, will only be permitted if their impact on health
and safety is acceptable.
8.115 Whilst population density would increase, the development is not considered to
result in a harmful increase in noise and disturbance. On Site 1 the proposed scheme
would result in residential units close to the rear of buildings fronting Russell Parade.
Given the existing context there would be an increase in general noise and
disturbance. However, this part of the site is within a built up urban area where there
is an existing service road separating the site from the neighbouring buildings.
Accordingly, a degree of noise and disturbance is not uncommon and not a sufficient
reason to warrant a refusal in this instance. Furthermore, appropriate sound
insulation can be controlled by condition. The outdoor areas face onto main roads
are well removed from nearest residential buildings.

8.116 In terms of the community use, the Council’s Environmental Health officers have
raised no objection to the community uses in terms of noise disturbance subject to
the imposition of several planning conditions. These would restrict the hours of use to
no later than 23:00 and 20:00 on Mon-Sat and Sun/Bank Holidays respectively for
any area where there is amplified speech or music, or any sporting activity. In
addition when amplified music or speech is to be played conditions are proposed
covering; noise limiting device, cut-out device and control of exit doors and windows.
Strict management of the premises will also be necessary to minimise noise from
persons entering and leaving, which can be controlled via a Visitor Management
Strategy that could be secured by condition.
8.117 Site 2 is within less of a built-up environment, but flanked on two sides by a busy
main road. The design of this site focuses most of the outdoor space within an
internal courtyard, which limits any impact to the neighbouring occupier. The play
space alongside the southern boundary of the site is relatively small, screened by
trees and primarily adjacent to a neighbouring car park area and therefore not
considered to result in any harmful impact.
8.118 During construction there would undoubtedly be an impact on neighbouring
occupiers. However, a construction methodology and construction logistics plan
would ensure the build-phase is managed appropriately, minimising disturbance
towards neighbouring properties. Furthermore, disruption due to construction is only
temporary and limited to the site and immediate surrounds.
8.119 Impacts from light pollution can be controlled by planning condition and would
secured by details avoiding any adverse impacts on neighbouring occupiers.

Quality of living environment provided for future residents
Residential Standards
8.120 Chapter 6 of the NPPF relates to delivering a wide choice of high quality homes. It
states that: ‘housing applications should be considered in the context of the
presumption in favour of sustainable development’ and that it is the role of local
planning authorities ‘to deliver a wide choice of high quality homes, widen
opportunities for home ownership and create sustainable, inclusive and mixed
communities’.
8.121 In March 2015 the Government published new National Technical Housing
Standards, which include national space standards.
8.122 London Plan Policy 3.5 states that housing developments should be of a high
quality and exemplary design. The London Plan Housing Supplementary Planning
Guidance provides guidance on the design of residential units and provides a
breakdown of minimum floor areas by unit type and requirements for individual room
dimensions to ensure adequate amenity.
8.123 Policy SP2.6 indicates that housing should cater for residents’ changing needs over
their lifetime and contribute to creating sustainable communities. Individual units will
be expected to meet the standards set out in the London Housing SPG. Croydon
Plan Saved Policy UD8 sets requirements for the provision of amenity space and
provision of adequate amenity for new residents.

8.124 The London Housing SPG seeks to minimise the number of single-aspect units in
schemes and indicates that north-facing single aspect units would not be acceptable.
It also seeks a maximum of 8 units being served by one residential core on a floor to
facilitate sustainable and safe communities.

Island Site (Site 1)
8.125 Residential accommodation on Site 1 starts at first and second floors in the
courtyard and tower respectively. There is associated vehicle parking in the
basement. An accommodation schedule demonstrates compliance with the minimum
space standards and each flat has a private amenity space, generally in the form of
recessed balconies or terraces.
8.126 The arrangement and layout of Site 1 results in 112 out of 114 units being dual
aspect, with many benefitting from long views in various directions across Purley or
into courtyard gardens. There are two north east facing single aspect units at the
third (C.042) and fourth (C.050) floors where the development faces the vehicular
entrance onto Russell Hill Road. Given that these units are raised, have good outlook
and not solely north facing the accommodation is acceptable.
8.127 Other than the third floor and focussed on Core C (which serves 9 units) all the
other cores and floors have acceptable unit ratios. Given the complexity of the layout
the overall arrangement of units is acceptable. In general, across the whole of this
site the accommodation would be well positioned and have good outlook and light,
primarily due to the open and elevated nature of the scheme.
8.128 Given the layout of the building, the first to third floor level along the north-eastern
flank of the blocks raised potential concern regarding light levels for future occupiers.
Following revisions to fenestration within this area 97% of habitable rooms in this
area meet recommended BRE guidance levels. Overall the lighting for future
occupiers would be acceptable.
8.129 As highlighted within the GLA comments, the level access to Core C would be
somewhat convoluted (via the ramps between Cores A and B). However, the
alternative of an additional ramped entrance between Cores B and C would have
resulted in the main play space area being substantially reduced. The alternative of
other new entrances direct off Banstead Road would have eliminated the courtyard
landscape entry sequence which plays an important role in providing a welcoming
and calm threshold sequence from the busy Banstead Road. On balance the
pedestrian residential access is considered acceptable.

South Site (Site 2)
8.130 Site 2 is wholly residential and all the units meet the relevant space standard and
have sufficient outdoor space. Less than half of the units are dual aspect (44 units at
41%). However, there are only 13 units (12%) that are single aspect and face in a
northwards direction (all located on the Banstead Road elevation). Although not
ideal this is borne out of the quad building layout which provides other benefits,
including a protected central courtyard and safe play spaces. Overall the
accommodation would have good levels of outlook.
8.131 The GLA also raised the issue of core to unit ratio in relation to Cores E and F. The
separation of private and affordable cores was driven by the Registered Providers

due to potential service charge related difficulties. Given the mitigating circumstances
the unit to core ratio and layout is acceptable. The main access to Cores F and G
would be through the courtyard via Core H which would be acceptable bearing in
mind that mail boxes and refuse storage would be concentrated in Core H. There is a
secondary access to the rear of Brighton Road which might also be an optional
alternative access route for occupiers of the development (which would be closely
liked to Cores E and F). The ‘Secure by Design’ officer has not raised any objection
to the proposed layout and arrangement.
8.132 The quad layout does result in units that would not have the optimum lighting
conditions, mainly along the western and Banstead Road edges of the block.
Following revisions to window positions, 77% of habitable rooms in these locations
would meet recommended BRE guidance levels. The whole south site has not been
tested, but given the proposed layout, lighting conditions should be sufficient to the
other units. Whilst not all units meet the recommended daylight levels, this is mainly
due to a high number of inset balconies which have been included to prevent
overlooking and to reduce noise and heat levels. Whilst ideally all rooms should meet
the standards, BRE Guidance is advisory and is not a strict policy requirement.
Overall, officers are satisfied that the site would have sufficient levels of light for
future occupiers, particularly given the urban environment and design constraints.
8.133 Ideally all ground floor units would have their own street facing entrances.
However, due to the slope of the land it is not possible to provide street facing
entrances to all ground floor units from the surrounding routes. Nonetheless, all cores
would have clear access from the street or from the courtyard, creating distinct and
welcoming entrances.

Both Sites (Sites 1 and 2)
Noise and disturbance
8.134 Traffic is the main influence on background noise and is of a level that would
require a sound insulation scheme that could be achieved through prescriptive
glazing and ventilation specifications. This would be secured by planning condition.
8.135 In addition, detailed noise calculations are recommended to be carried out at the
post-planning detailed design stage to ensure that the required internal noise criteria
levels, as requested by the Council’s Environmental Health Officer, are achieved for
living areas in the daytime and bedrooms during night-time periods. Furthermore, all
proposed fixed-plant should be designed to comply with the rating level criteria
specified in the submitted Noise Impact Assessment.
Play (Sites 1 and 2)
8.136 The expected child yield is 31, requiring 310 sqm of play space, with 20 under-fives,
requiring 200 sq metres of play space as a minimum. The proposals include 107 sq
metres of under-five play space on the Island site (Site 1) in podium gardens and 141
sq metres of under-five play space on the South Site (Site 2) in the amenity space to
the south-west of the building.
8.137 The provision of public leisure facilities is funded by the Community Infrastructure
Levy and therefore the play space for older children which is proposed off-site at
Rotary Fields (500 metres from the site) is acceptable. The proposed community

facilities will provide sporting opportunities which might well be available for use by
local residents pursuant to the community use agreements proposed as part of this
development. A planning condition is recommended that would secure detailed
designs to ensure that the on-site play space is fully useable.
8.138 Overall the proposed development would provide satisfactory accommodation for
future occupiers.

Transport and highways considerations
8.139 Chapter 4 of the NPPF seeks to promote sustainable transport. It indicates that a
modal change towards public transport should be encouraged and that the pattern of
development should be managed to encourage developments to the most suitable
locations. London Plan Policy 6.13 indicates that the Mayor wishes to see an
appropriate balance being struck between promoting new development and
preventing excessive car parking provision that can undermine cycling, walking and
public transport use.
8.140 Developments in areas of good public transport accessibility should aim for
significantly less than 1 space per unit. Policy 6.3 states development proposals
should ensure that impacts on transport capacity and the transport network, at both a
corridor and local level, are fully assessed. The cumulative impacts of development
on transport requirements must be taken into account. Walking and cycling is also
strongly endorsed in Policies 6.9 and 6.10 and there is a need for cycle parking to be
provided in accordance with the standards set out in Table 6.3.
8.141 Policy SP8 of CLP1 sets out local requirements to promote sustainable travel and
levels of parking. Croydon Plan Saved Policy UD12 demands the safety of all users
to be maintained and UD13 requires car and cycle parking to be designed as an
integral part of the scheme and to minimise their visual impact.
8.142 Both sites are located in an area with a PTAL rating of 5 indicating a very good level
of access to public transport.
Access / Highway Layout
8.143 Vehicular access to Site 1 will be from Russell Hill Road where vehicles will be able
to make a right turn onto the site and drive into the car park. Car parking spaces for
visitors of the proposed Purley Baptist Centre are proposed to be located on the
ground floor, while the residential car park is proposed to be located at basement
level. Vehicular parking for Site 2 would be accessed from Banstead Road. Vehicles
would be required to turn left into the site, beyond the pedestrian crossing. Both
these access points would be in acceptable locations.
8.144 The building line of both sites has been set back to accommodate sufficient footway
widths behind the proposed inset bays. The footway land that encroaches onto the
site would need to be adopted by TfL. Along with the proposed site access
arrangements and associated off-site highway works (including but are not limited to
the provision of new accesses, removal of redundant crossovers, the proposed
loading and drop off bays, cycle parking and tree planting) will be secured by
planning condition and the provisions of relevant highway agreements (S.38 and
S.278) between the applicant and TfL.

8.145 Both development access points have been subject to a safety audit. In terms of
Site 1, a kerb build out would be required to improve pedestrian visibility from the site
access onto Russell Hill Road. The audit recommends bollards to be erected on
either side of the tactile paving to the Site 2 entrance to prevent residential vehicles
entering the refuse loading bay when exiting the site. The implementation falls within
the control of the Highway Authority TfL for agreement and implementation. TfL raise
no objection and the changes can be secured and agreed at detailed design stage as
part of a S.278 Agreement. The safest location for the pedestrian crossing is the
current location so it is proposed as being retained.
Parking
8.146 The proposal would result in the loss of a car park on Banstead Road. However,
this is not protected and given the intentions of the proposal – to accommodate onsite church related parking as part of the “Island Site proposals, the loss of existing
parking on the south side of Banstead Road would be acceptable.
8.147 The total residential parking spaces for the two sites would be 37 (0.17 per dwelling)
with 28 spaces for Site 1 (0.24 per dwelling) including 11 disabled bays. 9 disabled
parking spaces would be available for use as part of the Site 2 proposals (0.08 per
dwelling). In line with the low parking provision requirement and high PTAL rating, it
is recommended that future residents are excluded from applying for parking permits
in the Controlled Parking Zone and that this is secured through the S.106 Agreement.
8.148 The provision of 9 Blue Badge spaces on Site 2 is two spaces below the disabled
car parking standard. However, to keep the residential courtyard free of traffic, the
car parking spaces have been kept to a minimum on this site. Furthermore, the unit
count has increased to allow for more affordable provision, which has pushed up the
Blue Badge space requirement. Given the constraints of the site posed by limitations
of the perimeter design and the desire to keep the frontage as free from all vehicles
as possible, the provision is considered acceptable. Swept path analysis
demonstrate suitable manoeuvrability is available for these spaces.
8.149 The Transport Assessment (TA) confirmed that using the generated ward average
ownership rate (220 new households) would amount to 165 cars; although it is
unlikely that all residents would own a vehicle, given the very good PTAL rating and
presence of the CPZ which would require them to find alternative parking during the
day. The TA analysed alternative parking available in the area around the
development and considered overall car parking impact. The applicants have gone
beyond the Lambeth Parking Methodology (200m parking area) and for robustness,
surveyed a wider area of 500 metre. A 200 metre radius is entirely within the Purley
CPZ area and there are very few parking bays even within the 500m radius (the
majority of these bays are restricted to prevent all day parking, which again would
make it difficult for future residents to park on the street).
8.150 Using the higher average number of car/van 2011 car ownership of 0.75 rate for the
area, the TA advises that under standard circumstances, this development would be
expected to provide 165 residential car parking spaces on site (across Sites 1 and 2).
37 residential car parking spaces have been proposed (a number of which are
proposed to be dedicated to Blue Badge Holders) and whilst this is significantly less
that the wider car ownership found within the immediate, officers are satisfied with
this level of on-site residential car parking, since residents will be expected to comply
with sustainable travel practices, making use of a car club, limited by parking controls

in the CPZ and parking permit restrictions. Nonetheless an evening parking survey
has demonstrated that there would be sufficient capacity for overnight spill over
parking.
8.151 For the Baptist Centre, 50 parking spaces including 3 disabled parking spaces and
1 minibus space would be provided on site, which is less than the existing provision
of 81 which includes 74 on the current Island Site (including the use of the sports
court) and 7 on the opposing side of the road) for the church. A key consideration is
the traffic generation from the church use with its 500 seat auditorium. The TA
calculates that an additional 207 off site spaces will be required for the Sunday
period of activities. This additional parking demand would be addressed by the
Russell Hill Place surface car park (60 car parking spaces) and Purley Multi-Storey
Car Park, Whytecliffe Road South (412 spaces), both accessible within a five minute
walking distance of the site. The combined car parks currently reach occupancy of
approximately 19% of car parking spaces during the 11:15 service, which is also
considered the likely demand peak caused by visitors to the new facilities. The
additional parking arrangements together with the objectives of the Travel Plan for
the promotion of sustainable travel makes the overspill parking strategy acceptable.
A Car Park Management Plan for the effective operation of the on-site car parks
would be secured by condition.
8.152 An agreement with Tesco to share their car park is not required as there is already
free parking available for 3 hours without any obligation to purchase from Tesco.
The existence of this parking is included within the parking analysis. However, the
car park is generally quite full during peak church periods so is given limited weight.
8.153 The parking matrix associated with London Plan Policy 6.13 indicates that
developments should provide 20% of spaces with electric vehicle charging points and
a further 20% with passive provision for charging points. This provision is proposed,
acceptable and would be secured by planning condition.
8.154 The applicant has submitted framework travel plans with the application and
compliance with a detailed version can be secured by condition. One Car Club space
would be provided on Banstead Road, this is acceptable and along with the exact
location would be secured by way of a legal agreement.
8.155 The lay-bys on Banstead Road and vehicular access to the Island Site from Russell
Hill Road would provide sufficient space for a taxi drop off/pick up.
8.156 A Pedestrian Environment Review System show no issues with the pedestrian
environment.
Trip Generation
8.157 The residential trip generation forecasts have been developed using the TRICS
Database and the mode share has been derived using Travel to Work 2011 Census.
The approach and methodology utilised in estimating the multimodal trip generation
for the development is acceptable.
8.158 The total anticipated vehicle trips generated for the am and pm peak for Site 1 and
Site 2 are 17 and 24 and 15 and 22 trips respectively. Given the reduced number of
parking spaces within the development and local parking restrictions the residential

element of the proposed scheme is not likely to have a detrimental impact on the
local highway network.
8.159 First principles were used to estimate the trip generation associated with the Baptist
Church’s activities and services using surveys from the existing congregation. The
estimated generated trips were 275 vehicle trips on a Sunday, which would be at its
highest (117 vehicles) between 10:15-11:15. Regardless of overlap between services
the additional trips generated by the development, is unlikely to have a significant
impact on the operation of the strategic highway network. Furthermore, the church
peaks are outside of the network peaks.
8.160 The forecasted impacts from the above trips are acceptable and a Travel Plan
would further mitigate the forecasted impacts of the composite development.
8.161 In terms of public transport and bus trips there are currently 10 bus routes (407,412,
127, 289, 434, 405, 455, 166, 466 and 60) within an acceptable walking distance of
the site. TfL have confirmed that the additional trips expected can be accommodated
within the existing bus network capacity. TfL have confirmed that the development
can be accommodated with respect to bus network capacity. In addition, a bus stop
assessment has been undertaken which demonstrates that nearby bus stops on
Banstead Road and Russell Hill Road comply with current TfL guidance and would
not therefore require improvement.
8.162 Given the frequent number of trains serving Purley Rail Station, the number of
additional passengers per carriage during am and pm peak times would be less than
1. Accordingly, there would be a negligible impact on the existing rail services
operating from Purley Station.
8.163 A Pedestrian Environment Review System show no issues with the pedestrian
environment.
Cycle provision
8.164 The development on Site 1 proposes 228 residential cycle spaces in a double
height raking system and 4 secure staff cycles spaces. A further 24 visitor Sheffield
cycle hoops are proposed externally at ground level, distributed around the Purley
Baptist Centre. On Site 2, a total of 160 cycle spaces are proposed within 3 locations
in the building. Overall 396 long stay and 24 short stay cycle parking spaces are
provided, which exceed the London Plan requirements of 352 and 14 for long and
short stay respectively.
Safeguarding
8.165 A small area of land in the north eastern corner of Site 1 will be safeguarded for
future highway improvements, made available for adoption by TfL and secured
through the S.106 Agreement. This has been requested by TfL and would
accommodate any future junction improvements coming forward, which would assist
in a realignment of the Russell Hill Road junction towards the Purley Gyratory.
Servicing and Waste Management
8.166 Servicing of Site 1 would occur within the site via the Russell Hill Road access. The
proposed Banstead Road layby will be used for refuse collection and bringing in

goods to Site 2. A Delivery Service Management Plan to include concierge activities
would be secured by a planning condition.
8.167 The refuse collection facilities have been viewed by the Council’s waste and
recycling team who raise no objection. They did confirm that refuse storage would
need to be within 20m of the highway, which is the case. In addition the team have
confirm that the vehicle tracking map shows acceptable access, provided there are
no gates, which there are not.

Impact on environmental conditions
Wind conditions
8.168 London Plan Policy 7.7 states that tall buildings should not have an unacceptable
harmful impact on their surroundings and should not adversely affect micro climate or
wind turbulence. CLP1 Policy SP4.6 states that tall buildings will be required to
minimise their environmental impacts. Paragraph 6.71 states that tall buildings will
need to demonstrate how their designs do not have a negative impact on
environmental conditions, including wind.
8.169 A wind assessment for the development and the adjacent public areas was
submitted alongside the planning application. This shows that beyond the existing
situation the proposal would improve the wind environment for pedestrian safety,
particularly along Brighton Road. In terms of comfort, there are no concerns with the
wind environment in terms of standing.
8.170 All areas outside the site where sitting and walking is expected fall within the
requisite comfort criteria, with the exception of some scattered areas to the north east
of the south site and around the corner of the 957-959 Brighton Road for sitting and
walking respectively. In terms of the area related to sitting there is dense vegetation
and mature trees in this area which are likely to mitigate the effect. Furthermore, the
area is located at the end of neighbouring back gardens reducing the impact further.
The area where comfort levels are exceeded, beyond the existing situation, is on the
road away from pedestrian crossing points and therefore no major concern is raised.
Although there are two areas where comfort thresholds are likely to be exceeded,
overall the scheme is acceptable in relation to wind comfort and improves the local
wind environment in terms of safety.
8.171 The areas within the development have been tested and would be suitable for the
intended use, which includes the courtyards and roof gardens.
Ground Conditions and Contamination
8.172 London Plan Policy 5.21 states that it should be ensured that the development of
brownfield land does not result in significant harm to humans or the environment.
Policy EP1 of the Croydon UDP states that development which could cause soil or
water pollution will only be permitted if the health and safety of site users and those
in the surrounding area is not put at risk.
8.173 A Land Quality/Contamination Desktop Assessment identifies that there may be
some contaminants, but that the nature of ground conditions are currently not known.
Further site investigations would be required to establish the position and any
appropriate mitigation. This can be secured by condition along with the Environment

Agency requirements, and accordingly the development would not have an
unacceptable impact in this regard.
Surface Water, Drainage and Flooding
8.174 The site is largely located within Flood Zone 1 with a narrow strip of the Island site
within Flood Zones 2 and 3. Flood Zone 1 is defined as having a low probability of
flooding and Zone 3 as having a high risk.
8.175 London Plan Policy 5.3 states that development proposals should demonstrate that
sustainable design standards are integral to the proposal and that major
developments meet the minimum standards within the Mayor’s SPG. Policy 5.12
states that development proposals must meet flood risk assessment and
management requirements. The London Plan Sustainable Design and Construction
Supplementary Planning Guidance (2014) supports that developers will be expected
to clearly demonstrate how all opportunities to minimise final site runoff, as close to
greenfield rate as practical, have been taken. The minimum expectation for
development proposals is to achieve at least 50% attenuation of the site’s (prior to redevelopment) surface water runoff at peak times. CLP1 Policy SP6.4 states that the
Council will seek to reduce flood risk and protect groundwater and aquifers.
8.176 Flood Risk Assessment and SUDS Assessments have been submitted for both
sites, which are within the vicinity of the Caterham Bourne, a culverted watercourse.

Island site (Site 1)
8.177 In view of floodwater being held within the channel of Brighton Road flooding of Site
1 from watercourses is likely to be low. The proposed building is located 1.3m from
the back of the footpath at its lowest point, meaning that the building footprint would
fall within Flood Zone 1 and all thresholds along the Brighton Road frontage would be
at a higher level than floodwater level (the height at which flood levels are contained)
ensuring flood water will flow down Brighton Road and not into the development.
8.178 Nonetheless, the site is within a critical drainage area, which has a high chance of
surface water flooding in parts of the site. Surface water flooding within proximity of
the site drains down Foxley Lane to the north and flows down Banstead Road, as
well as a flow path that is diverted towards Russell Hill Road. The flow path only
passes through the site in the proposed service yard area and then discharges onto
the junction at Russell Hill Parade and Brighton Road. To mitigate against the
reduced land level that is created to form the service yard area to the basement, a
further drainage system is proposed to divert water away from the basement
threshold to Brighton Road.
8.179 In terms of groundwater flooding, a hydrological and hydrogeological assessment
has been undertaken which concludes that the aquifer lays significantly below the
planned depth of the basement, so sub surface flow would not be impacted by the
development or increase groundwater flood risk elsewhere. Notwithstanding this, the
below ground structure would be waterproofed and therefore the risk to the
development would be low from ground water flooding.
8.180 As part of the SUDs assessment, forms of sustainable drainage in accordance with
the London Plan were considered in relation to the development. In terms of SUDs
attenuation tanks are best suited, restricting the surface water discharge rate to 5l/s

via attenuation tanks, which has been agreed by the LLFA. Other SUDs elements
such as gravel trenches and bio-retention systems will be provided.

South site (Site 2)
8.181 Site 2 is located in Flood Zone 1 and is at a low risk from watercourse flooding,
although it is within an area with increased risk of surface water ponding based on
the topography the site, with the high risk areas limited to the road channels. The
existing levels across the site will not be reduced around the perimeter and therefore
will not create any flow paths into the site. Due to the site levels there is a lower
ground floor running along Brighton Road consisting of residential units at a
proposed level of 63.05m AOD. However, land to the front of defensible space, at a
higher level of 64.5m AOD, will prevent any flow of flood water into the site at this
area.
8.182 The site is underlain by chalk; borehole records show that water is struck at
approximately 20m below ground level. Given that these ground water levels are
monitored and controlled by the Environment Agency it is unlikely to affect the
development. In addition, there is a clay layer approximately 1.5m below ground
level which would act as an impermeable barrier preventing groundwater from rising
near the ground level, but this could create pressure from ground water above the
clay. Flood risk would be mitigated by waterproofing to the lower structures.
8.183 In addition the proposed lower ground floor will not increase the risk of flooding to
existing developments due to displacement of ground water as the controlled ground
water level in the aquifer is below this level.
8.184 As with the Site 1, attenuation tanks are proposed with a restricted surface water
discharge. In addition, green roofs and permeable pavements in the car parking area
and proposed, which will also promote ecological and pollution prevention benefits.
8.185 In addition to the above, a further review of groundwater displacement at the two
sites was conducted assuming a worst case scenario of groundwater emerging at
surface. The LLFA were satisfied that the proposed basement will have minimal
impact on the groundwater and will not significantly alter groundwater flood risk.
8.186 Thames Water has identified an inability of the existing waste water and water
supply infrastructure to accommodate the needs of this development and seek
conditions to mitigate this. Although the Water Industry Act (1991) places a duty on
sewerage undertakers to provide the additional capacity that may be required to
accommodate additional flows and loads arising from new domestic development,
making this a matter between the relevant parties, it is prudent to attach a planning
condition in this instance. Planning conditions required to prevent and minimise the
potential for damage to subsurface water infrastructure and secure a suitable piling
method statement are recommended.
Air Quality
8.187 London Plan Policy 7.14 states that developments should look to minimise
increased exposure to existing poor air quality and seek to contribute to addressing
local air quality problems. London Plan SPG - The control of dust and emissions
during construction and demolition 2014 is also relevant. CLP1 Policy SP6.3 states
that development should positively contribute to improving air quality. Croydon UDP

Policy EP1 states that development which would result in pollution, including to the
air, will only be permitted if their impact on health and safety is acceptable.
8.188 There is a medium to low risk of adverse air quality impacts if no measures are put
in place to mitigate the impacts of the construction phase. However, the air quality
impact of construction phase would be acceptable subject to adherence to the
mitigation measures indicated within the submitted air quality assessment report.
8.189 In addition to construction phase impacts the assessment compares the predicted
concentrations of air quality exposure ‘with development’ and ‘without development’
scenarios. The impact at six nearby buildings shows a moderate or slight increase in
concentrations of NO2 (nitrogen oxide) whilst all the others show a negligible
increase. The increase in NO2 is not ideal, but on balance, given that the overall
impact on local air quality is predominantly negligible a refusal reason on this would
not be warranted. It is important to note that the Council’s Environmental Health
officers have raised no objections in relation to the air quality assessment.
8.190 The development has been designed to provide dwellings on the lower floors with
appropriate ventilation equipped to ensure that the new dwellings have a source of
air with NO2 concentrations below the annual mean air quality objectives.
Nature Conservation and Trees
8.191 Chapter 11 of the NPPF, conserving and enhancing the natural environment, seeks
to protect and enhance valued landscapes.
8.192 London Plan Policy 7.19 states that development proposals should, where possible,
make a positive contribution to the protection, enhancement, creation and
management of biodiversity. London Plan Policy 7.21 states that existing trees of
value should be retained and any loss as the result of development should be
replaced following the principle of ‘right place, right tree’. Wherever appropriate, the
planting of additional trees should be included in new developments, particularly
large-canopied species.
8.193 CLP1 Policy SP7.4 states that the Council will seek to enhance biodiversity across
the borough. Croydon UDP Policies NC2 and NC3 state that permission will not be
granted when a development will cause demonstrable harm to a protected species or
harm features of nature conservation interest. Policy NC4 of the Croydon Plan (2006)
Saved Policies 2013 seeks to protect valued trees. Saved Policy UD14 requires
development to retain the most important trees and for landscaping proposals to be
considered as an intrinsic part of the design concept.
8.194 Neither site is within or adjacent to a site of nature conservation importance. The
development would result in the loss of trees and vegetation, mainly on Site 2, which
provide habitat opportunities. However, a comprehensive and significant landscaping
scheme is proposed which provides adequate replacement and new planting across
and between sites. There would be a temporary impact whilst the landscaping
matures, but overall the landscaping is acceptable.
8.195 A Tree Survey Report has been undertaken of the site which surveyed 13 individual
trees and 6 groups of trees. 21 trees (5 individual and 2 groups) are to be removed
and are as follows;
Area of Scheme No.

Tree

Grade

Island Site

Tree
T1 2

Horse chestnut

B

2 Hazel and 1 Sycamore
2 Hazel and 1 Privet

C
C

Tree
T2
T3
T9
T10

Goat willow
Robinia
Hornbeam
Yew

U
A
C
C

Group
G1
G2

6 Sycamore
3 Sycamore &1 Box

B
B

Group
G5
G6

South Site

8.196 The proposed landscaping plans show 18 new trees on Site 1 (this does include 4
trees within the courtyard, but not the 20 trees at the top of the tower) and 23 new
trees on Site 2.

Island site (Site 1)
8.197 There is a Horse Chestnut outside the front of the existing Purley Baptist Church
entrance on Banstead Road. This tree is a mature specimen of moderate quality but
high prominence. The tree is not subject to a preservation order and it is considered
that the planting of a single replacement tree in a similar position and a row of new
street trees will mitigate its loss.

South site (Site 2)
8.198 The site is subject to Tree Preservation Order 23, 2006. This order relates only to
trees on the boundary of 1 Banstead Road. Of the preserved trees, Lime T2 is dead.
The remaining preserved Robinia is in a prominent position on the boundary of the
site and is proposed to be removed. The loss of this tree is regrettable, but officers
consider that the merits of the proposed scheme outweigh the harm caused by the
loss of this tree. Replanting will help mitigate the loss.
8.199 The Tree Preservation Order includes one other tree, Horse Chestnut T1 on the
western boundary. This tree is a mature specimen which offers a good degree of
prominence. The footprint for the proposed development is only marginally within the
root protection area of the horse chestnut and officers are satisfied that this tree can
be successfully protected during development and retained following completion of
the proposed works.
8.200 The existing trees on the boundary between 9 and 11 Banstead Road provide a
good screen for the occupiers of the adjacent dwellings. The footprint of the building
in this location has been designed so the trees would not be felled. Some works to
reduce the crown by 2 metres on the south side are proposed, which is acceptable
provided there is infill planting along this boundary to bolster the existing screening.
This is not shown on the landscape plans, but can be secured by planning condition.

8.201 Of the remaining trees on this site, the row in the centre is not subject to a tree
preservation order and is to be removed to accommodate the development. It is
considered unlikely that the site could be successfully developed were these trees to
remain.
8.202 The proposed strategy to mitigate the effect of the removal of trees is to employ an
extensive soft landscaping along the street frontages and at the top of the tower,
which ensure that the sylvan character is interwoven back into the streetscape. The
cost of the street tree planting would be captured within the wider S.278 highway
works. In addition a financial contribution for future maintenance would also be
secured.
8.203 The appeal decision in relation to application 06/04916/P (1-5 Banstead Road and
14 Brighton Road) upheld concerns relating to the effect on the development on
both the preserved trees and the others within the site which made a useful
contribution to the character of the area. However, this decision was reached 8
years ago (with one of the trees since having been removed, whilst one other has
since died). Furthermore, the policy position has further evolved since that time with
targets and requirements for new housing having increased significantly.
Consequently, the loss would not outweigh the benefit of development of the site as
proposed.
8.204 The loss of a tree subject to a preservation order is regrettable. However, taking
into account the context, merits of the trees to be lost, the extent of new planting to
be secured by condition and the imposition of a planning condition requiring the
submission of a Tree Management Strategy for the site following development, it is
considered that the loss of the trees in this instance is justified.
Electronic Interference
8.205 Analogue television services were switched off throughout London and the London
TV region during 2012, so no impacts can now occur to the reception of analogue
services.
8.206 An assessment has been undertaken which concludes that no interference has
been identified for the reception of terrestrial digital television services (Freeview) or
digital satellite television. There are no viewers located in any areas where signal
interference could occur and there are no satellite signal receive antennas (satellite
dishes) in any theoretical digital satellite television signal shadow areas respectively.
Overall the scheme is likely to have a neutral effect on the reception of television
broadcast services for local residents and is therefore acceptable.

The environmental performance of the proposed building
8.207 At the heart of the National Planning Policy Framework is a presumption in favour of
sustainable development. It states:

‘Planning plays a key role in helping shape places to secure radical reductions in
greenhouse gas emissions, minimising vulnerability and providing resilience to the
impacts of climate change, and supporting the delivery of renewable and low carbon
energy and associated infrastructure’.
8.208 Policies 5.1-5.15 of the London Plan relate to sustainability, seeking to achieve an
overall reduction in London’s carbon dioxide emissions of 60 per cent (below 1990

levels) by 2025 and reduce carbon dioxide (CO2) levels by 40%. However, as
outlined in the Sustainable, Design and Construction SPG, since 6 April 2014 the
Mayor has applied a 35 per cent carbon reduction target beyond Part L 2013 of the
Building Regulations - this is deemed to be broadly equivalent to the 40 per cent
target beyond Part L 2010 of the Building Regulations, as specified in Policy 5.2 of
the London Plan for 2013-2016.
8.209 Proposals should seek to reduce carbon dioxide emissions through the energy
efficient design of the site, buildings and services. District heating and cooling and
combined heat and power should be adopted. The highest standards of sustainable
design and construction should be achieved in London to improve the environmental
performance of new development.
8.210 Policies SP6.2 – SP6.6 of CLP1 provide a local interpretation of the above policies.
They require development to minimise CO2 emissions through application of the
energy hierarchy, require high density schemes to incorporate site wide communal
heating and require developments to be constructed to BREEAM “Excellent”
standards and achieve Code for Sustainable Homes Level 4 (now withdrawn).
Furthermore developments should minimise pollution and improve air, land, noise
and water quality as well as managing waste sustainably. London Plan SPG
sustainable design and construction 2014 is also relevant.
8.211 An Energy and Sustainability Statement have been received identifying that the
scheme would achieve a 35% reduction against Building Regulations 2013 through
the use of a Combined Heat and Power (CHP) led communal heating network,
installation of solar PV and with the Church facilities cooled via localised Air Source
Heat Pumps (ASHP). In addition, the Church space was designed to achieve a rating
of BREEAM ‘Excellent’.
8.212 The nearest heat network is located in Sutton over 2km from the site. Given the
separation distance the Energy statement deems connection between the two parts
of the application to be unviable, primarily due to the underground infrastructure
within the road network. However, the Combined Heat and Power (CHP) would
allow the development to connect to a wider communal heating system should one
become available in the area (and space allowance has been made for this). A
condition can secure this future proofing of the development.
8.213 The units are not at risk of overheating during a moderately warm summer, with a
return period of 7 years. However, there is a risk of overheating for hot summers,
those with a 16 and 25 return period. Given that these intervals are infrequent, that
the ‘worst case’ units were selected (those being on the south west facing Banstead
Road) and that smaller windows would have a detrimental impact on light levels and
appearance the quality of accommodation in terms of overheating is acceptable.
8.214 The Councils Sustainable Development & Energy officer has reviewed the scheme
and finds the overall energy strategy and BREEAM pre-assessment acceptable. In
addition to this the domestic water consumption target of 110 litre/person/day can be
secured by condition.

Other planning issues
8.215 Part of the application site is located within an Archaeological Priority Zone. London
Plan Policy 7.8 requires the protection of heritage assets and archaeology. Croydon

Plan 2006 (Saved Policies 2013) UC11 concerns development proposals on
Archaeological Sites.
An archaeological desk-based assessment has been
submitted.
Historic England have confirmed acceptance of the report and
recommend a condition.
8.216 The NPPF (paragraph 69) states that planning policies and decisions, in turn,
should aim to achieve places which promote: ‘…safe and accessible environments
where crime and disorder, and the fear of crime, do not undermine quality of life or
community cohesion; and safe and accessible developments, containing clear and
legible pedestrian routes, and high quality public space, which encourage the active
and continual use of public areas’.
8.217 London Plan Policy 7.3 and Croydon Plan 2006 Saved Policies Policy UD6 state
that the Council will require that issues of safety and security are intrinsic
considerations in the detailed design and layout of buildings and spaces around
them, helping to deter crime and reduce the fear of crime. CLP1 SP4.1 seeks to
enhance social cohesion and well-being.
8.218 The crime prevention design officer has raised no objections subject to conditions
covering CCTV and lighting to an acceptable standard, in the event of an approval
conditions can secure the appropriate details.

Conclusions
8.219 All other relevant policies and considerations, including equalities, have been taken
into account. Planning permission should be granted for the reasons set out above.
The details of the decision are set out in the RECOMMENDATION.

