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PLANNING COMMITTEE AGENDA 15 December 2016 

PART 7: Planning Applications for Decision Item 7.4

1 APPLICATION DETAILS 

Ref:  
Location: 

16/03965/P  
Electricity Substation and Land Adjoining 154 Epsom Road, Croydon, 
CR0 4UP  

Ward:  Waddon 
Description:   Demolition of electricity substation; erection of three storey building 

with accommodation in roofspace comprising 5 one bedroom flats  
Drawing Nos: Site Location Plan, Drawing Numbers 15/371/04 Rev D and 15/371/05 

Rev C. 
Applicant:  Mr Robinson 
Agent:  Mr Robinson 
Case Officer:  Samantha Dixon  

1.1 This application is being reported to committee because the ward councillor (Cllr 
Andrew Pelling) made representations in accordance with the Committee 
Consideration Criteria and requested committee consideration.  

2 SUMMARY OF KEY REASONS FOR RECOMMENDATION 

2.1 The principle of the development is acceptable 

2.2 The application has been amended to ensure the development would not significantly 
impact on the highway network, safety, traffic generation or parking 

2.3 The proposed development would not have a detrimental impact on the visual 
amenities of the area. 

2.4 The development would not have a detrimental impact on the amenity of the 
neighbouring residents 

2.5 The development would provide an acceptable standard of living for future occupants 

3 RECOMMENDATION 

3.1 That the Committee resolve to GRANT planning permission. 

3.2 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 

1) In accordance with submitted drawings
2) Details of materials to be submitted and approved
3) Landscaping scheme to be submitted and approved
4) Development should be carried out in accordance with Tree Protection Plan
5) No obstruction of highway
6) Cycle storage as shown on plans and retained

(Link to related documents on the Planning Register)

http://planning.croydon.gov.uk/IDOXACOLAIDWebDocuments/AcolNetCGI.gov?ACTION=UNWRAP&RIPNAME=Root.PgeDefault&TheSystem=DC&TheCasefullref=16/03965/P


7)  Approval of Demolition/Construction Logistic Plan  
8)  Water efficiency  
9) 19% CO2 reduction  
10) Accordance with mitigation outlined in Noise Assessment  
11) Contaminated land assessment to be submitted and approved  
12) Future maintenance strategy to be submitted to and approved  
13) Development to commence within 3 years  
14) Any other planning condition(s) considered necessary by the Director of Planning 

and Strategic Transport 
 
Informatives 

1) Removal of site notices 
2) Community Infrastructure Levy (CIL) – Granted  
3) Code of Practice on Construction Sites – ‘Control of Pollution and Noise from 

Demolition and Construction Sites’ and ‘The Control of dust and emissions from 
construction and demolition’.   

4) Consultation with Network Rail 
5)  Requirement for Highway Licence  
6) Any other informatives considered necessary by the Director of Planning and 

Strategic Transport 
 

4 PROPOSAL AND LOCATION DETAILS 

Proposal  

4.1 As originally submitted, planning permission was sought for the demolition of the 
existing substation and the erection of a two-storey building with accommodation in 
the roof space to provide 6 x one bedroom flats.  The building had a mostly 
rectangular form with an appearance to mirror those to the south west.   

4.2 Transport for London (TfL) objected to the originally submitted scheme as it would 
conflict with plans for future road widening and improvement works at the fiveways 
junction. The applicant has therefore amended the scheme to set the development 
further back within the site.  

4.3 The proposal has been increased in height to three-storeys with accommodation in 
the roofspace. Five x 1 bedroom units are now proposed, one of the units comprising 
accommodation over two levels. The building would have maximum dimensions of 
15.5m in width, 8.5m in depth with an eaves height of 8m and ridge height of 12m. 
Dormer windows would be inserted in the front and rear roof slopes. A bin store and 
cycle store would be located at ground floor level within the envelope of the building.   

Site and Surroundings 

4.4 The application relates to a disused electricity substation located to the north west 
side of Epsom Road. The building is rectangular in shape with a wholly utilitarian 
appearance. It sits on an almost rectangular block with an area of 230sqm which is 
bound by metal security fencing.  

4.5 The site backs onto a railway line and Waddon Station is located approximately 100 
metres to the south west. Immediately to the south west of the site are two blocks of 
flats which are two-storey with accommodation in the roof space. The Waddon public 



house is located opposite the site and there are three storey buildings on Stafford 
Road to the east which comprise commercial uses at ground floor level with 
residential units above.     

4.6 The site is located in an Archaeological Priority Zone. There are no land use 
designations for the site identified on the Croydon Local Plan Policies Map. Epsom 
Road is a one-way street which leads to Purley Way. This area forms part of the 
wider fiveways junction.    

 Planning History 

4.7 None relevant   

5 CONSULTATION RESPONSE 

5.1 Historic England: No archaeological requirement. Having considered the proposals 
with reference to information held in the Greater London Historic Environment 
Record and/or made available in connection with this application, the proposal is 
unlikely to have a significant effect on heritage assets of archaeological interest. The 
application site is located within an archaeological priority area, however the 
development poses a limited archaeological risk. No further assessment or 
conditions are therefore necessary. 

5.2 Transport for London (TfL): As originally submitted, given that the proposal would 
impact on the delivery of the TfL / London Borough of Croydon Fiveways Scheme, 
TfL would need to object if the application is not amended. There would be no 
footway available on the northern side of Epsom Road if the proposal goes through. 
TfL therefore requires at least 1.6m of the land within the substation boundary to 
facilitate the delivery of the Fiveways Scheme.  

In response to the amended scheme: TfL is satisfied with the plans provided. The 
latest plans (15-371-04 rev. Proposed Site Plan and 15-371-05 rev. Proposed plans 
and Elevations) show that TfL would be able to accommodate a 1.6m footpath from 
the building line, which is acceptable. TfL requests conditions to ensure no part of the 
works impinge on or obstruct the public highway.  

5.3 Network Rail: Has provided comment with regard to requirements concerning future 
maintenance, drainage and construction. A condition should be added to any 
permission to encourage the development to contact Network Rail to secure 
protection measures prior to development. 

5.4 The views of the Planning Service are expressed in the MATERIAL PLANNING 
CONSIDERATIONS section below. 

6 LOCAL REPRESENTATION 

6.1 The application has been publicised by way of one or more site notices displayed in 
the vicinity of the application site. 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: 0 Objecting: 0   Supporting: 0  Comment: 0 

6.2 The following Councillor made representations: 



• Councillor Andrew Pelling [objecting] 
 

6.3 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 

• With a further public consultation due on TfL proposals it would be unwise not to 
reserve the land at this site for road widening.  
 

7 MATERIAL PLANNING CONSIDERATIONS 

7.1 The main planning issues raised by the application that the committee must consider 
are: 

1. The principle of development 
2. Impact on highway network  
3. Impact on the character of the area 
4. Impact on trees  
5. Impact on the residential amenities of the adjacent occupiers 
6. Living conditions of future occupiers 
7. Other matters  
 
Principle of development   

7.2 Croydon Local Plan Strategic Policy SP2.1 applies a presumption in favour of 
development of new homes. The Croydon Plan (UDP) Saved Policy H2 states that 
housing development will be permitted within the existing built-up area provided it 
does not conflict with the Council’s aim of respecting the character of residential 
areas and there is no loss of other protected uses. The site is located within an 
established residential area and the substation is not in use. There is no objection to 
the principle of the development subject to consideration of all other material 
planning matters as discussed below.   

Impact on the Highway network   

7.3 The site of the proposed development is on A232 Epsom Road, which forms part of 
the Transport for London Road Network (TLRN). TfL is the highway authority for the 
TLRN.  TfL is working with the Greater London Authority and Croydon Council to 
develop a scheme that aims to improve journey times along the A23 corridor by 
improving facilities and capacity at Fiveways and on the A232. The preferred option 
includes widening Epsom Road to allow two-way traffic and improve cycling facilities 
and the pedestrian environment. 

7.4 As originally submitted the proposed development would impact on the road 
improvement scheme as there would be no footway available on the northern side of 
Epsom Road. In a wider context, TfL also raised concern about the degradation of 
footway width in the vicinity considering other potential development sites coming 
forward to the north of the junction. It is estimated that footfall in the area will 
increase, particularly to and from Waddon Station which would put more pressure on 
these sections of footway. This would ultimately conflict with the objectives of the 



Fiveways Scheme to improve the public realm and pedestrian environment in the 
area. 

7.5 The applicant has subsequently amended the scheme to show the development set 
back 1.6m so that the front element is given over to become part of the public 
footpath. TfL have fully reviewed the amended plans and have withdrawn their 
objection to the proposal. They require conditions to be imposed on any permission 
to ensure that no part of the development obstructs the highway. 

7.6 The site is located within an area with a public transport accessibility level (PTAL) 
rating level of 3 which is considered to have moderate access to local transport links.  
The site is located approximately 100m from Waddon train station, there are a 
number of bus stops in close proximity and there is a large supermarket and a 
number of public services and facilities within easy walking distance.   

7.7 Policy SP8.17 seeks to ensure that there is an appropriate level of car parking and 
the London Plan Policy 6.13 sets out maximum parking standards for new residential 
development, requiring developments with 1-2 bedrooms to have less than 1 space 
per unit. All development in areas of good public transport accessibility should aim for 
significantly less than 1 space per unit. This is proposed to be a car free scheme as 
per the residential units immediately to the south west. Given the accessibility of the 
site to public transport and the proximity to public facilities, a car-free scheme is 
appropriate in this location.   

7.8 A cycle storage area is shown to be located within the ground floor of the 
development, accessed through the building.              

7.9 Refuse storage would also be located within the building with access to the frontage 
whereby refuse could easily be collected from the highway.   

Impact on the character of the area  

7.10 The London Plan 2015 (Consolidated with Alterations since 2011) Policy 3.5 
requires the design of all new housing developments to enhance the quality of local 
places, taking into account physical context; local character; density; tenure and 
land use mix. Policies 7.4 and 7.6 indicate that development should make a positive 
contribution to local character and should incorporate high quality materials that are 
appropriate to its context. Policies SP1.2, SP4.1 and SP4.2 of the Croydon Local 
Plan: Strategic Policies (2013) require all new development to be of a high quality 
that contributes to enhancing a sense of place and improving the character of the 
area. Policies UD2 and UD3 of the Croydon Plan (2006) Saved Policies 2013 state 
that development proposals should reinforce and respect existing development 
patterns, plots and building frontage widths, heights and proportions of surrounding 
buildings.  

7.11 There is no objection to the demolition of the existing utilitarian structure which does 
not enhance the appearance of the street scene.   

7.12 The proposed building is one storey higher than the residential blocks to the south 
west. The Waddon public house is three-storey in part and the properties to the 
south east side of Stafford Road comprise three-storeys with pitched roofs over. 
Given the varied scales and appearances of the adjacent buildings, a development 
of the proposed height is appropriate in this location.     



7.13 Given the constraints of the site, the proposed building has a simplistic rectangular 
form with a narrow depth. Its vertical appearance is broken up by alteration in the 
material of the third floor and individually placed rendered elements. The main 
materials of brick and hanging tile to the elevations under a concrete tiled roof is 
reflective of development in the area. The roof dormers are subservient within the 
roof slopes and reflect the dormers in the adjacent buildings.    

7.14 Overall, the proposal would cause no harm to the character or appearance of the 
area.    

Impact on trees  

7.15 There are a group of mature sycamore trees to the north east of the site which as a 
group are prominent and enhance the appearance of the street scene. A Phase II 
Arboricultural Impact Assessment has been undertaken which show that limited 
pruning would be required and with protection measures, the development would 
not harm the health of the trees. Any permission would be conditioned to ensure the 
protection measures outlined in the report are adhered to. The Council’s Tree 
Officer has no arboricultural objection.   

Impact on the residential amenities of the adjacent properties   

7.16 London Plan Policy 7.6 states that buildings and structures should not cause 
unacceptable harm to the amenity of surrounding land and buildings, particularly 
residential buildings, in relation to privacy, overshadowing, wind and microclimate. 
Croydon Plan Saved Policy UD8 states that development proposals should not 
harm the residential amenity of adjoining occupiers.  

7.17 The proposed building would be located 5.7m from the residential building to the 
south west. This building contains five flats over three-storeys. There are no 
windows in its side elevation facing the site. Given the orientation of the buildings 
and the positioning of the new building, the proposal would cause no loss of light or 
outlook to the adjacent block. There are no windows proposed in the side elevation 
and the balconies in the rear are located so that they would cause no loss of 
privacy.      

7.18 To the rear of the site is a railway line which commercial uses beyond. To the north 
east of the site there is a gap of 30m from the nearest property. Opposite the site is 
a public house and roadway junction.    

7.19 The proposal will have no harmful impact on the amenities of any adjacent 
residential properties.     

Living conditions of future occupiers  

7.20 Policy SP2.6 requires that all new homes meet the needs of the residents over a 
lifetime by achieving the minimum standards set out in the Mayor of London’s 
Housing Supplementary Planning Guidance.  The Nationally Described Space 
Standards (NDSS) provide minimum technical space standards for new dwellings in 
terms of the internal amenity space. All of the proposed units meet the minimum 
required internal space standard.   

7.21 With regard to external amenity space, the London Housing SPG states that a 
minimum of 5sqm of private outdoor space should be provided for 1-2 person 



dwellings. UDP Policy UD8 requires development proposals to provide residential 
amenity space to be considered as an integral part of the design of the overall 
development concept. Each unit has a separate balcony/amenity space which accord 
with the required space standard. 

7.22 The site is located adjacent to a busy road junction and backs onto a railway line. A 
Noise Impact Assessment has been undertaken which concludes that acceptable 
internal noise standards can be achieved provided mitigation is implemented in the 
form of acoustic double glazing and trickle or through-wall vents. The Council’s 
Pollution Team recommends that these recommendations are adhered to and this 
can be secured by condition.   

Other Planning Issues 

7.23 The applicant has submitted an Energy and Sustainability Statement which outlines 
that sustainable design and energy management measures have been incorporated 
to meet the requirements of Policy SP6 and better the current (2013) Part L Building 
Regulations standard by 19%. The proposed energy strategy is based on utilising 
passive design measures, super insulated and air tight building fabric, and a high 
efficiency gas fuelled boiler heating system with flue gas heat recovery. In addition, 
the development will include the installation of Photovoltaic Panels for the provision 
of supplementary renewable energy generation such that a significant reduction in 
CO2 emissions is achieved through renewable technology.  

7.24 Having looked closely at the building, there are no visible roof features that would 
allow bats to access or inhabit the building. The entire site is covered in hardstanding 
and the only vegetation is scrub and weeds. The site has no obvious ecological 
presence and as such in this instance is it not considered that there is need for an 
ecological survey.  

7.25 Network Rail have provided advice to the applicant with regard to construction, 
drainage and future maintenance of the building given the close proximity to Network 
Rail land. The applicant has confirmed that any future maintenance works could be 
carried out within the application site and have incorporated scaffold anchor points 
into the face of the rear elevation to ensure this. Network Rail has requested an 
informative be placed on any permission to ensure the developer agree an Asset 
Protection Agreement with Network Rail prior to the commencement of any 
development on site.   

7.26 Community Infrastructure Levy – The development would be CIL liable.  

Conclusions 

7.27 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. 
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