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Outdated supporting 

evidence 

 
 

All No 

 

Justified 

The partial review was initially undertaken to respond to the climate emergency declared by Croydon 

Council in July 2019. Subsequent changes were required because of amendments to the NPPF and the 

publication of the new London Plan in 2021. The timescale for the review has already slipped considerably. 

 

Despite recent marked changes in the way we live, much of the evidence base for the revised Local Plan is 

unchanged and therefore now significantly out-of-date e.g. open space needs assessment undertaken in 

2009, analysis based on census figures from 2011.  

 

In particular, the Strategic Housing Market Assessment (SHMA) was undertaken prior to the reduction in 

housing targets that occurred after the Planning Inspectorate challenged the viability and supporting 

evidence that accompanied the proposed London Plan (see Secretary of State’s Letter to London Mayor 

13/3/2020). 

 

 

Modification: Defer submission of the revised Local Plan until further work has been done to update the 

supporting evidence e.g. 2021 census data is due to be released in May 2022, Friends of the Earth has 

published an assessment of access to green space by neighbourhood; this could be used to inform local 

policy.  

 

Time period of Plan All No 

 

Consistent 

Setting 20-year housing targets is not consistent with the 2021 London Plan, which has a 10-year timescale. 

Nor is it required by the NPPF. Projecting housing delivery so far ahead into the future can become difficult 

and unrealistic, particularly given the ‘brownfield land first’ policy (SP1.0A). 

 

 

Modification: Align time period with that of London Plan (2019-2029). 

 

Impact of COVID and 

other recent events 

SP2 No 

 

Justified 

Climate change is accelerating. Surface water flooding is commonplace (particularly where the topography 

is hilly). Very little of the existing housing stock is climate resilient. Fuel prices are rising. More and more 

people are being plunged into poverty. The pandemic has caused many people to re-evaluate their 

priorities. Future lockdowns cannot be ruled out. Work trends have changed, with fewer people commuting 
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daily, more working from home and some whose changed work patterns have led to a move away from the 

London area.  

 

The assessed need for around 42,000 homes must be challenged in the face of such radical societal shifts. 

Future homes will certainly need to be more spacious (i.e. above NDSS minima) with flexible 

accommodation. In particular, post-lockdown evidence indicates high demand for gardens among both 

renters and buyers (Dataloft, Rated People 2021). Croydon’s continued focus on flatted developments 

(particularly for family homes – para 4.15) is flawed. 

 

It should also be noted that the Council’s 5-year housing land supply is significantly above target, indicating 

ample scope to scale back the target number of additional homes. 

 

For small sites, there is an inherent conflict between accessible and family accommodation, as ideally both 

require ground floor accommodation. Less than 2% of the UK population uses a wheelchair; a far higher 

percentage of the population has young children. 

 

 

Modification: Require fully enclosed private gardens for 90% of family homes (flatted family homes with 

communal gardens should be the exception, not the rule). Remove the requirement for small sites to 

accommodate both family homes and accessible / adaptable dwellings; the decision as to whether a small 

site scheme should meet the demand for large family homes or accessible accommodation should be site-

specific and can be determined during the planning application process. Accessible units should have level 

access to the shops, public transport, green space and other amenities. Family homes should be away from 

main roads, have private gardens and private parking. 

 

Climate Change 

Adaptation 

SP6 

 

8.4 

No 

 

Justified 

The Local Plan is not ambitious enough in terms of adapting to or mitigating the effects of climate change. 

Croydon aims to be carbon neutral by 2030 – within the timescale of this Plan. 

 

There seems to be an excessive focus on building new homes, particularly flats, rather than encouraging the 

adaptation and retrofit of existing housing stock. Yet circa 50% of Croydon’s emissions come from 
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residential properties. All new development (including small sites) must be zero carbon. Opportunities to 

modernise and improve the existing housing stock must be encouraged in accordance with 8.4. 

 

The recycling storage requirements for new build flats is currently inadequate. The guidance for developers 

needs to be updated so that recycling storage is based on the maximum occupancy of the unit, regardless of 

whether it is a house or flat. If this issue is not addressed, then recycling rates will plummet and fly-tipping 

will increase (in contravention of Strategic Objective 9). 

 

 

Modification: Require all new developments to be zero carbon, including small sites (rewrite SP6.3). 

Introduce a fast-track planning process for modifications to existing houses that include retrofit / energy 

efficiency measures (the opportunities referred to in 8.4). Relate recycling storage capacity to the maximum 

occupancy of the unit and align the requirements for flats and houses. 

 

Areas of Moderate 

intensification (new 

designation) 

SP4.16 

 

Policies Map: 

Croydon 

south 

 

No 

 

Consistent 

According to SP1.0C point b), moderate intensification should occur in areas where density will be 

increased, whilst respecting existing character, in locations where access to local transport and services is 

good. 

 

Areas have been identified as being suitable for moderate intensification that are in PTALs 0-2 and / or over 

800m from a station or town centre. This conflicts with H2 Small Sites Policy, London Plan, para 4.2.4. The 

policies map will confuse developers, as it implies that they can submit intensification schemes in these 

areas, where other paragraphs indicate that they can’t e.g. 6.62b: “the level of intensification will be limited 

by access to transport links, shops and green space” (this latter paragraph better reflects the London Plan). 

 

 

Modification: Remove areas of moderate intensification from policies map. Rewrite policy SP2 to clarify 

that development in areas with PTALs 0-2 and over 800m* from station and shops and green spaces should 

be restricted to family homes with private gardens and private parking. To promote healthy living and a 

reduced reliance on cars, moderate and focused intensification should be limited to PTALs 3-6 and within 

800m* of station, shops and a green space of at least 2 hectares (in accordance with Natural England’s 



Croydon Local Plan Review - Consultation Response 
February 2022 

 

HADRA Representations / page 4 

 

Issue Policy / Para 

/ Section 

Sound? 

->Test 

Detail / Evidence 

Modification 

Access to Natural Green Space Standards (ANGSt), which should be embedded in the Local Plan). Accessible 

M4 (3) dwellings require level access to shops, transport, green space and other amenities. 

 

Note *800m distance should be reduced to 500m if access to amenities is via a steep hill, as the distances 

are based on walking time (see DM 29, para 10.33). 

 

Moderate intensification 6.7a 

 

DM10.11c 

 

6.62a-6.62e 

 

DM37  

DM40 

DM42 

No 

 

Positively 

Prepared 

The proposed level of intensification in the places of Purley, Coulsdon, Kenley & Old Coulsdon (away from 

the district centres) does not represent sustainable development (as required by the NPPF, London Plan, 

etc) due to: 

- environmental impacts: concreting over of gardens, loss of mature trees (replacement saplings are 

inadequate in terms of climate mitigation), no requirement for minor developments to be zero carbon, etc 

all lead to greater CO2 emissions, increased surface water flooding, urban heat island effect, biodiversity 

loss. 

- lack of supporting infrastructure including public transport, schools and other education establishments, 

medical, care and other health facilities, leisure and cultural facilities. It is also increasingly apparent that 

upgrades to sewerage infrastructure are necessary. 

- insufficient account taken of impact of hilly topography; some areas are not suitable for accessible / 

adaptable dwellings or family homes without onsite parking. The 800m radius for intensification 

development (London Plan H2, small sites policy) should be reduced to 500m if access to local amenities is 

hilly. 

- erosion of existing character through a sudden increase in population density plus the introduction of 

taller buildings and a mixed bag of contemporary designs in a relatively uniform suburban context of one- 

and two-storey dwellings. 

 

 

Modification: Remove areas of moderate intensification from Places of Purley, Coulsdon, Kenley & Old 

Coulsdon. Intensification in these areas will be determined by the PTAL score and access to shops and green 

spaces. Maximum walking distance 800m if level, 500m if hilly. Embed Natural England ANGSt in the Local 

Plan. Specify that the cumulative impact of development (in terms of the effect on the evolving character of 

the area and the capacity of the local infrastructure to support it) can be a reason to refuse planning 
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permission. The Place-specific policies for Purley, Coulsdon, Kenley & Old Coulsdon should support 

evolution without significant change (as outlined in DM10.11d), except in the district centres. 

 

Infrastructure SP4.16 

 

Section 15 

 

Infrastructure 

Delivery 

Plan 

No 

 

Consistent 

Conflict with NPPF para 124. Paragraph (c) requires Local Plans to take into account “the availability and 

capacity of infrastructure and services – both existing and proposed – as well as their potential for further 

improvement and the scope to promote sustainable travel modes that limit future car use”. 

 

In the south of the borough, where the population density is lower, the existing infrastructure is scattered 

and does not have the capacity to support the proposed housing targets for Purley, Coulsdon, Kenley & Old 

Coulsdon (which together account for over 20% of the borough’s 20-year target), whilst still promoting 

sustainable communities and a reduced reliance on cars. 

 

The IDP contains very little in the way of planned infrastructure improvements in the south of the borough, 

apart from the long overdue new primary care centre in Coulsdon. Much-needed improvements to Purley 

Gyratory, and the extension of the tram network to the south, are included in the IDP but with no identified 

source of funding. 

 

Residents in the south of the borough are not NIMBYs who object to any development. More homes are 

needed and there is certainly scope for intensification in the south, but in order to constitute sustainable 

development, this has to be accompanied by infrastructure improvements. There has already been a high 

level of intensification without supporting infrastructure (e.g. Cane Hill and developments around Coulsdon 

Town station totalling over 1000 dwellings) but the promised health, leisure and other community facilities 

have not materialised. In Purley, where thousands of additional dwellings have already been consented, the 

leisure centre is closed, with inadequate alternative arrangements until the site is redeveloped (now 

postponed till after 2032). Despite the high level of development that has already taken place in the south 

of the borough in recent years, very little of the Community Infrastructure Levy monies appear to have 

been spent here (although the published monitoring reports are significantly out of date). 
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Modification: Housing targets must be phased to align with infrastructure improvements e.g. site 490; 

planned new school has been deferred until after 2032, despite existing and proposed intensification in an 

area where the existing primary school is the most sought-after in England, with only a quarter of first 

choice applicants obtaining a place. The removal of Table 3.1 (see Place-specific housing targets), and the 

publication of better and more frequent monitoring reports, will resolve this issue. 

 

Focused intensification 

 
 
 
 
 
 
 
 
 
 
 

SP1.0C a) 

 

DM10.11a 

DM10.11b 

 

DM 37 

DM40 

DM42 

 

6.62f -6.62k 

No 

 

Effective 

Development capacity in the south of the borough is constrained by green belt and other statutory land 

protections, as well as topographical features – it’s an area of mostly very steep hills and valleys. Obvious 

exceptions are brownfield commercial / retail spaces (e.g. supermarkets, office blocks, car showrooms) in or 

adjacent to town centres, which offer huge potential for mixed use redevelopment. 

 

 

Modification: Designate all car showrooms and similar large-scale commercial / retail spaces in district and 

neighbourhood centres as areas for focused intensification and / or include them as designated sites. 

Remove outlying residential roads from areas of focused intensification (these low PTAL roads cannot 

reasonably be expected to yield sufficient ‘windfall’ sites). Any redevelopment of town centre retail / 

commercial sites must be mixed use, and any residential dwellings must meet NDSS and all Local Plan 

criteria for new developments.  The Council should continue to resist GPDO applications to replace retail / 

commercial space with cramped residential dwellings with inadequate onsite amenities. 

 

Place-specific housing 

targets 

Table 3.1 No 

 

Justified 

The arbitrary allocation of development targets for ‘windfall’ sites to specific Places is inappropriate. There 

is insufficient evidence that there are enough ‘windfall’ sites in these areas; this issue was flagged by the 

Planning Inspectorate’s investigation of the new London Plan and resulted in a reduction of targets (see 

Secretary of State’s Letter to London Mayor 13/3/2020). Across a small geographical area, past / current 

levels of development cannot be used to predict future potential (i.e. the housing trajectory will not be 

consistent). This is particularly true in areas that are constrained by protected green spaces and challenging 

topography, as in the south of the borough. For example, the need for excessive excavation of chalk to 

accommodate three-storey buildings will render many schemes financially unviable. 
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Modification: Place-specific targets should be limited to designated sites, with a separate borough-wide 

target for ‘windfall’ sites. The latter should be carefully monitored in order to avoid “poorly planned 

piecemeal development of garden land [that] can have significant negative impacts on local biodiversity, 

amenity, and character” (para 6.47). 

 

If the targets for each Place are retained, then the target for Coulsdon should be reduced by the number of 

dwellings recently delivered / consented in the area (circa 1,300). The infrastructure does not have the 

capacity to support an additional 2,160 dwellings (see separate representation on Infrastructure).  

 

Very Special Community 

Green Spaces / other 

Important Green Spaces 

SP7 

DM26A 

No 

 

Consistent 

The protection of green spaces plays an important role in climate change mitigation and adaptation, as well 

promoting healthy living. 

 

The proposed designations are not consistent with the NPPF (Local Green Space designation, para 101). 

Communities were asked to provide copious evidence for LGS designation in 2019 but Croydon Council has 

created its own designations in the revised Local Plan. Providing the evidence for LGS designation was 

understood to be a requirement of the Planning Inspectorate when the current CLP was adopted. 

 

 

Modification: Rather than creating new designations which are not supported by the NPPF, the Local Plan 

should reflect LGS designation and embed Natural England’s ANGSt as requirements for new development. 

The Local Plan should also contain a strategic policy to address areas that are currently deficient in green 

space (Friends of the Earth’s granular assessment of access to green space will be useful in identifying these 

neighbourhoods https://friendsoftheearth.uk/nature/access-green-space-england-are-you-missing-out). 

 

Affordable Housing SP1.0A c) 

SP2.4 

No 

 

Effective 

This Local Plan will not meet the borough’s demand for affordable housing (SHMA states that 2,254 of the 

2,302 dpa need to be affordable). Plan target is 831 dpa. Existing demand for affordable housing is not 

being met, yet demand is increasing in wake of Brexit, COVID, climate crisis, etc. 

 

https://friendsoftheearth.uk/nature/access-green-space-england-are-you-missing-out
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AH contribution is not required for minor developments (less than 10 units), even though London Plan 

allows boroughs to amend this (see London Plan 2021 footnote 50 and Policy H2). 

 

Conversely, the Council’s excessive focus on the number of units rather than type and tenure has resulted 

in an excess of unsold ‘luxury’ flats that end up being bought by (usually foreign) investors. This is pushing 

up rents as well as sale prices. In the south of the borough in particular, the local market is being adversely 

affected by the ongoing demolition of family houses and their replacement with flats (see comments under 

Strategic policy 3+ bedrooms). 

 

According to para 4.5, the Whole Plan Viability Assessment suggests that schemes are viable with a 20% 

affordable contribution. This indicates that there is scope to include some minor developments. 

 

 

Modification: To increase AH supply, rewrite policy so that small developments of 5 or more dwellings are 

within scope (on site contribution or payment in lieu). 

 

Housing Mix SP2 No 

 

Consistent 

NPPF requires a mix of housing; “the size, type and tenure of housing needed for different groups in the 

community should be assessed and reflected in planning policies” (para 62). 

 

This Local Plan sets targets for size (SP2.7) and tenure (SP2.4) but makes limited reference to type, other 

than alluding to the needs of specific groups. In order to provide “a choice of housing” in accordance with 

SP2.2, all forms of development should be encouraged in accordance with the character of the 16 Places i.e. 

detached, semi-detached, terraced and bungalows, not just apartment blocks. There is currently an 

excessive focus on number of dwellings, rather than “the right development in the right places at the right 

scale” (as described in the Foreword). The Council is so fearful of not meeting its housing targets that it is 

failing to control the developers, whose only interest is in squeezing as many units as possible onto a site in 

order to maximise profits. 
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Modification: Insert sentence or paragraph into SP2 that requires developers to build different typologies, 

in keeping with the character and needs of the Place. 

 

Strategic policy 3+ 

bedrooms 

SP2.7 (a) No 

 

Effective 

The Council’s existing requirement of minimum 30% 3+ bedrooms on all sites is flawed; the policy is not 

producing the right mix of housing in the right locations, nor is it creating inclusive communities. In 

particular, some small sites (lower PTAL, private outdoor space, located near schools) are better suited to 

family homes whereas other sites (close to public transport, level access to amenities, communal gardens) 

are better suited to car-free flatted developments for singles and couples, young and old.  

 

Table 4.1 on page 57 is not new but its scope has been revised to include small developments. This change 

is welcomed and supported, as is the rewording of paragraphs 4.25 and 4.26. The need to protect larger 

family homes has long been a source of contention with the Council; in our area we have already lost too 

many such houses to inappropriate flatted developments that often remain unsold, as they are driven not 

by market demand but by developers seeking to maximise profits. 

 

 

Modification: To acknowledge that some areas are better suited to family homes than others, targets 

should be set for the borough overall with regular, transparent monitoring by Place (monitoring reports are 

currently out of date and inadequate). Table 4.1, used in conjunction with the character appraisal of each 

Place and the Suburban Design Guide, will assist developers in understanding what should be built where. 

 

Coulsdon DM 37 No 

 

Justified 

 

Designated sites 60 and 372 have been removed, even though the “leisure, community, health and 

educational” facilities included in these sites have not been delivered. These are examples of the 

infrastructure needed to support the additional homes that have already been built in Coulsdon. There 

should be no additional intensification until sites have been identified for the supporting infrastructure. 

 

 

Modification: Include new designated sites for infrastructure in Coulsdon e.g. community health centre. 
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Strategic Industrial 

Location (Marlpit Lane, 

Coulsdon) 

 
 

 

11.65 No 

 

Justified 

Air pollution monitoring reveals that there are currently too many vehicles on residential roads, many of 

which are delivery vehicles. The preference for online shopping and home delivery shows no sign of waning. 

 

 

Modification: The Plan for the Coulsdon SIL should include / encourage a sustainable ‘last mile’ delivery 

distribution centre that uses bikes and electric vehicles (cf. paras 13.46 and 14.1 for other SILs). 

 

Transport SP8 

 

Section 10 

No 

 

Effective 

A sustainable 20-year plan should consider installation of escalators, funiculars or electric shuttles from 

stations and other key public transport hubs to low PTAL neighbourhoods (e.g. Old Coulsdon) to reduce 

reliance on cars. Switching to private electric vehicles will not be enough to combat climate change; 

improved public transport is required e.g. extension of the tram network to the south of the borough (see 

SP8.8e). 

 

 

Modification: Include more ambitious sustainable transport options. 

 

 


