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Redevelopment of the Whitgift Shopping Centre, Croydon – ES Non-Technical Summary, May 2013 

 

1.  Introduction 
1. In 2012 Westfield Shoppingtowns Limited submitted an outline planning application and conservation area 

consent application to the London Borough of Croydon (LBC) for redevelopment of a site in Croydon Town 
Centre which currently comprises the Whitgift Shopping Centre, Allders department store, office buildings, 
car parks and adjoining highways land.  The proposals comprise a retail led mixed use development which 
incorporates leisure, community and office uses as well as new residential units (hereafter referred to as the 
Proposed Development).   

 
2. URS undertook an Environmental Impact Assessment (EIA) of the Proposed Development and prepared an 

Environmental Statement (ES, ) which was submitted in support of the outline planning and conservation 
area consent applications.  Following  submission of the outline planning and conservation area consent 
applications, in January 2013, a Transport Assessment Supplementary Report (TASR) and some updates 
to the ES were submitted to the LBC following which the outline planning and conservation area consent 
applications were validated by the LBC in February 2013 and public consultation on the applications 
commenced in February 2013.   

 
3. The ES comprised the following documents: 
 

 ES Volume I - this document formed the main body of the ES detailing the results of environmental 
investigations, the likely environmental and socio-economic effects of the Proposed Development and 
the proposed mitigation and enhancement measures; 

 ES Volume II – this document included an assessment of the townscape and visual effects of the 
Proposed Development; 

 ES Volume III – this document comprised a number of technical appendices which contain tabulated 
data and information which support the assessments in ES Volume I; and 

 ES Non Technical Summary (NTS) – this document provided a concise description of the Proposed 
Development, the alternatives considered, the potential environmental effects and any mitigation and 
enhancement measures. The NTS was prepared to provide information on the Proposed Development 
to a wide and non-technical audience.   

 
4.  In early 2013 Westfield Shoppingtowns Limited formed a joint venture with Hammerson UK Properties Plc.  

As a result of this joint venture, Westfield Shoppingtowns Limited and Hammerson UK Properties Plc are 
now formally registered as Applicants (referred to in this document as the Applicant) in relation to the outline 
planning and conservation area consent applications and  are together taking forward the Proposed 
Development.   

 
5. Following submission and validation of the outline planning and conservation area consent applications, a 

number of consultation comments have been received on the applications from the LBC, its advisors and 
various consultees. 

 
6. As a result of the consultation comments, the LBC considered that the February 2013 ES should contain 

some further environmental information.  This information has been provided to the LBC pursuant to 
Regulation 22 of the Town and Country Planning (Environmental Impact Assessment)  Regulations 2011)  
and contained in the “Supplementary Environmental Information Report” dated May 2013.  One of the 
additional pieces of environmental information required by the LBC was an update to the NTS of the ES to 
address the further environmental information submitted in addition to a number of other clarifications 
sought by the LBC.  This document therefore comprises the updated NTS and replaces the original version 
of the NTS submitted in support of the outline planning application.  

 
7. Further details on the Supplementary Environmental Information Report (May 2013) submitted under 

Regulation 22 of the EIA Regulations 2011 are provided throughout this replacement NTS.   
 
 
 

 
 
 
8. The ES and Supplementary Environmental Information Report are available for viewing by the public during 

normal office hours at the Planning Department of the LBC. Comments on the planning application should 
be forwarded to the LBC at the address below: 

 
London Borough of Croydon 
Taberner House 
Park Lane 
Croydon 
CR9 3JS 
 

11.1 Additional copies of the NTS are available free of charge and copies of the full ES and Supplementary 
Environmental Information Report can be purchased from: 

 
Quod  
Ingeni Building 
17 Broadwick Street 
London 
W1F 0AX 
 

9. Hard copies of the ES and Supplementary Environmental Information Report are priced at £250 (ES 
Volume I and Supplementary Environmental Information Report), £250 (ES Volume II) and £500 (ES 
Volume III).  CD copies of the ES (Volume I, II and III), the Supplementary Environmental Information 
Report and the NTS are priced at £20 

 
10. The Proposed Development site is located in the metropolitan centre of Croydon, within the LBC. The 

location of the site within the LBC is illustrated in Figure 1.  The site, which is defined by the redline 
boundary is shown in Figure 2 and has an area of 7 hectares.  The site is bound by Poplar Walk to the 
north, Wellesley Road to the east, George Street to the south and North End to the west. The surrounding 
land uses are predominantly retail and office floorspace. 

 
11. The Proposed Development requires the demolition of approximately two thirds of the site including the 

existing Whitgift Shopping Centre and Allders department store and office towers. Construction will provide 
a new shopping centre, leisure, office and community uses and residential accommodation.  Approximately 
one third of the site will retain the existing retail stores which will undergo comprehensive refurbishment 
(including some alterations). In addition, both on and off site highways works and improvements are 
proposed. 

 
12. The planning application is for outline planning permission with all matters reserved for approval at a later 

date (with the exception for details of vehicular access into / out of the site).  The Proposed Development is 
defined by a number design ‘parameters’ which are set out in Parameter Plans and which are subject to 
approval.   
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Figure 1  Site Location 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
13. The Parameter Plans relate to the following matters: 
 

 The Planning Application Area; 
 Means of access into and out of the site for vehicles and pedestrians and circulation within the site; 
 Scale and layout, specifically; areas of demolition and facades/buildings to be retained, proposed 

building lines, maximum and minimum building heights and scale thresholds; 
 The distribution of uses at the lower ground, ground and upper ground floor levels; 
 The location and size of the proposed public realm and residential amenity space; and 
 The extent of the lower ground floor.  
 

 
 

14. In addition to the Parameter Plans, further details of the Proposed Development which are subject to 
approval are contained within the Design Guidelines and the Development Specification & Framework 
submitted with the outline planning application. 

15. The Design Guidelines establish the design principles to be applied to the detailed design of the Proposed 
Development.  The details of the design will be approved by the LBC via a series of applications referred to 
as ‘reserved matters applications’.  This is a standard approach of securing local planning authority 
approval for a detailed design when only outline planning permission is originally sought by an Applicant, as 
is the case here.  The Design Guidelines have been developed as a result of the design evolution and 
consultation process and have been informed by the findings of the environmental assessment work. 

 
16. The Development Specification & Framework defines and describes the principal components of the 

Proposed Development, including the amount of floorspace sought for approval and the types of uses 
proposed.  

 
17. In addition to the outline planning application, a conservation area consent application has been submitted, 

as consent needs to be sought for the demolition of buildings located within the Central Croydon 
Conservation Area. 

 
18. At a later date, detailed design for off-site highway works will be submitted to the LBC and relevant 

highways authority in relation to the proposed off site highways improvements which are necessary to 
facilitate the Proposed Development. 

The Site & Surrounding Area 
19. The Whitgift Shopping Centre was originally built in two phases in 1966 and 1970 and underwent extensive 

rebuilding in the 1990s. The shopping centre is built over three levels; the upper two are for retail and the 
basement provides service vehicle access to the retail storage via a network of service roads. The office 
accommodation consists of five individual buildings of various heights between 10 and 24 storeys above the 
shopping centre. The centre is anchored by Marks & Spencer to the north and Allders at the southern end. 
The total combined floor area currently comprises 128,068 square metres (m2) Gross External Area (GEA) 
of retail and department store with an additional 41,885m2 GEA of office accommodation. 

 
20. There are three car parks on site; the Whitgift Car Park (to the north accessed from Wellesley Road with 

egress onto Poplar Walk), Whitgift Open Air Car Park (located centrally with access and egress from 
Wellesley Road) and Allders Car Park (to the south of the site with entry and exit from Dingwall Avenue). 
There are approximately 2,150 car parking spaces within the site. The main pedestrian accesses are from 
North End, George Street and Wellesley Road, whilst there is a narrow access from Poplar Walk.   

 
21. The site is situated within an area of high density within the Central Croydon Metropolitan Centre; as 

defined by the LBC in their local planning policy documents. In addition, the eastern portion of the site 
fronting Wellesley Road is designated as an area suitable for high buildings. The surrounding land uses are 
predominately retail and commercial with a number of tall office buildings (approximately 20 storeys) to the 
east. Retail and commercial properties are present to the south of the site; these front George Street, rising 
to approximately 4 storeys and beyond this, there are taller commercial properties, rising to approximately 6 
storeys. Directly west of the site is North End, which is the central retail thoroughfare of Croydon beyond 
which is the Centrale Shopping Centre. Directly north of the site are further retail and office buildings, 
beyond which are terraces of residential properties. Although the surrounding land uses are predominately 
retail and commercial, a number of residential properties are located in the vicinity of the site. 

 
22. The site does not contain any nationally designated (protected) sites such as Scheduled Ancient 

Monuments (SAMs), listed buildings or Registered Parks and Gardens. However, immediately south 
(outside) of the site boundary is the Grade I listed Hospital of the Holy Trinity (Whitgift Hospital) and to the 
north of the site (separated from the site boundary by Poplar Walk) is the Grade I listed Parish Church of St 
Michael and All Angels. The Grade II listed Electric House is also situated adjacent to the south east 
boundary of the site, fronting Wellesley Road. The buildings within the site which front onto George Street 
at the southern end of the site and the buildings on the western part of the site fronting onto North End are 
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within the Central Croydon Conservation Area, some of which are locally listed. In addition, there are two 
locally designated views along North End looking south and towards the Croydon Clock Tower Landmark 
and along George Street looking east towards the NLA Tower. 

 
23. The majority of the site does not fall within an archaeological priority zone (as defined by the LBC) with the 

exception of a small portion at the southern end of the site, from south of Dingwall Avenue to the southern 
boundary of the site.  

 
24. The LBC’s Draft Wellesley Road Masterplan area lies to the east of the site, West Croydon Masterplan area 

lies to the north and the Mid Croydon Masterplan lies to the south. The site itself lies within the Croydon 
Town Centre Opportunity Area Planning Framework adopted by LBC in April 2013. 

 
25. The site is well served by public transport and has a public transport accessibility level of 6b (the highest 

possible rating). The Croydon Tramlink has three stops close to the site; including George Street, situated 
adjacent to the southern boundary of the site, Wellesley Road situated adjacent to the east of the site and 
West Croydon, situated approximately 90m north of the site. The closest rail station is West Croydon, which 
is situated approximately 100m north west of the site, and another station, East Croydon, is situated 
approximately 400m east of the site. Both stations provide transport links to central London, with West 
Croydon Station providing a suburban service. The closest bus stops to the site are situated on Wellesley 
Road, in proximity to the main eastern pedestrian access.  Additional bus stops are located at West 
Croydon Bus Station, located immediately to the north of the site, East Croydon Bus Station, on George 
Street and on Poplar Walk.  These bus stops provide access to approximately 100 to 150 buses an hour 
across the week. 

2.  EIA Methodology 
26. The ES has been prepared in accordance with applicable national and EU legislation; the EIA Regulations; 

and good practice guides.  The scope of the EIA was discussed and agreed with the LBC as part of the EIA 
Scoping process and pre application consultation. 

 
27. Consultation with the LBC as part of the EIA Scoping phase and the EIA process identified the following 

potentially sensitive receptors to the Proposed Development:  
 

 Existing residential properties adjacent to / in proximity to the site – primarily along Walk, North Road, 
George Street and Wellesley Road; 

 Future / consented residential properties adjacent to / in proximity to the site – primarily 1 Lansdowne 
Road; 

 New / introduced residential properties as part of the Proposed Development; 
 Existing commercial properties and local businesses adjacent to / in proximity to the site – primarily 

along Walk, North Road, George Street and Wellesley Road; 
 The Whitgift Shopping Centre – employees, shoppers and visitors (general public) to the Whitgift 

Shopping Centre; 
 Existing community facilities - GPs, dentists, schools; 
 Existing open / amenity space and children’s playspace; 
 Pedestrians / passersby, cyclists and road users; 
 Television, radio, mobile telephone, wireless network reception and emergency services 

communications; 
 Demolition, construction and refurbishment site workers; 
 Underlying geology and hydrogeology – principal and secondary aquifers, Source Protection Zone; 
 Existing electricity, gas, telecommunications, water supply and drainage infrastructure;  
 River Wandle; 
 Buried heritage assets; 
 Parish Church of St Michael and All Angels (Grade 1 Listed); 

 Grade 1 listed buildings  - 16th century Whitgift Hospital of the Holy Trinity / Whitgift Almshouses, 
Victorian Parish Church of St Michael and All Angels; and Parish Church of St John the Baptist; 

 Grade II listed buildings  - numerous including but not limited to Electric House, Electricity showrooms 
and offices on Dingwall Avenue; 

 Locally listed building – numerous including but not limited to Nos. 3a to 15, 17 to 24, 26 to 34 and 41 
to 45 (consec) George Street, St Mary’s Roman Catholic Church, Norfolk House, Croydon College 
and Fairfields Hall, Wellesley Road and No. 17 Lansdowne Road; 

 Conservation areas - Central Croydon, Parish Church, Church Street, Wesley Road and Chatsworth 
Street; 

 Key short, medium and long-distance views to and from the site;  
 Public transport - Croydon Tramlink, West Croydon and East Croydon Rail Stations, Wellesley Road 

Bus Stops, West Croydon Bus Station, East Croydon Bus Station; and 
 Local air quality. 

 
28. As a result of the EIA Scoping process and identification of the above potentially sensitive receptors, the 

following technical ‘topics’ have been included within the EIA: 
 

 Demolition, Construction and Refurbishment (including Waste) – Chapter 6 of ES Volume I; 
 Traffic and Transport – Chapter 7 of ES Volume I; 
 Noise and Vibration – Chapter 8 of ES Volume I; 
 Air Quality – Chapter 9 of ES Volume I; 
 Socio-Economics – Chapter 10 of ES Volume I; 
 Wind Microclimate – Chapter 11 of ES Volume I; 
 Daylight/Sunlight and Overshadowing – Chapter 12 of ES Volume I; 
 Electronic Interference – Chapter 13 of ES Volume I; 
 Ground Conditions – Chapter 14 of ES Volume I; 
 Water Resources, Drainage and Flood Risk Assessment – Chapter 15 of ES Volume I; 
 Archaeology (Buried Heritage Assets) – Chapter 16 of ES Volume I; 
 Built Heritage – Chapter 17 of ES Volume I; 
 Residual Effects Assessment and Conclusions – Chapter 18 of ES Volume I; 
 Effect Interactions and Cumulative Effects Assessment – Chapter 19 of ES Volume I; and 
 Townscape & Visual – ES Volume II. 

 
29. In addition, the ES is supported by a Sustainability Statement (ES Volume III: Appendix I), an Energy 

Strategy (ES Volume III: Appendix J) and a Utility, Drainage and M&E Services Statement (ES Volume III: 
Appendix K). These documents either provide additional assessment in relation to the overall sustainability 
of the Proposed Development or provide technical information to support the assessments contained within 
Volume I of the ES, specifically in relation to air quality, noise and vibration, water resources, drainage and 
flood risk, sustainability and climatic factors. 
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Figure 2  Planning Application Redline Boundary 
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Methodology for Parameter Based Assessment 

Scale and Layout Parameters 

30. The scale and layout of the Proposed Development is presented as scale and layout parameters. The scale 
and layout parameters together generate a Maximum and Minimum Building Envelope for the buildings 
comprised within the Proposed Development. Testing of these 3-dimensional envelopes means that the EIA 
tests the two ‘extremes’ of massing  (i.e. largest and smallest) for the building envelopes defined by the 
Parameter Plans.  The maximum building envelope is illustrated in Figure 3 and the minimum in Figure 4.  

 
31. There are a number of technical aspects of the EIA where scale and layout are of particular relevance for 

the purposes of the assessment of environmental effects. These are as follows: Wind Microclimate, 
Daylight, Sunlight and Overshadowing, Electronic Interference and Townscape and Visual. 

 
32. It should be noted however, that the maximum scale and layout parameters for the residential towers 

cannot be built out in their totality (i.e. all four towers could not be built out to their maximum parameters). 
This is due to the limit on the amount of residential floorspace sought for approval and certain rules within 
the Design Guidelines. The Design Guidelines also detail how there must be a four storey height differential 
between adjacent towers, which also means that the minimum scale and layout parameters also cannot be 
built out in actuality. The maximum and minimum scale and layout parameters are such that they build in 
massing flexibility into the outline permission to allow for detailed designs to come forward as part of the 
reserved matters applications. The EIA however tests the maximum and minimum extent of the building 
envelope so as to ensure that the likely environmental effects associated with the maximum and minimum 
extent of the building envelope sought for outline approval is assessed by the EIA.      

 
33. In addition to the above, an Illustrative Scheme is tested to demonstrate the effects associated with this 

possible development scenario allowed for based on scale and layout parameters and the amount of 
development being applied for.  The Illustrative Scheme is presented in Figure 5. 

 
34. The intention is that by testing the Illustrative Scheme, the EIA demonstrates that the likely effects arising 

from a development massing scenario that falls within the scale and layout parameters and amount of 
development sought for approval, are within the range of likely effects assessed through the testing of the 
Maximum and Minimum Building Envelopes. 

Other Illustrative Residential Tower Configurations 

35. In addition the “massing” dependent technical assessments of the EIA consider a number of other 
illustrative residential tower configurations. Put simply, the assessment of a variety of illustrative tower 
configurations has been undertaken by Applicant as a cross check to ensure that the assessment results in 
the ES are robust. 

 
36.  The illustrative residential tower configurations have been derived through production of alternative 

massing combinations of the four residential towers presented within the Illustrative Scheme. A combination 
of quantitative analysis and qualitative professional judgement has been applied to consider the likely 
effects of varying residential tower configurations. These configurations are shown in Figures 8 to 11.  

 
 
 
 
 
 
 
 
 
 

Figure 3  Maximum Building Envelope  

 

 

 
 
 

 

 
 
 
 
 
 
 
 
 
 

 

Figure 4  Minimum Building Envelope  
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Figure 5  Illustrative Scheme 

 

 

 

 

 

 

 

 

 

 

 

 
 
Figure 6   Illustrative Schemes (Illustrative Residential Tower Configuration A) 

 

 

Figure 7   Illustrative Residential Tower Configuration B (on Illustrative Scheme Base) 

 

Figure 8    Illustrative Residential Tower Configurations C (on Illustrative Scheme Base) 
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Figure 9      Illustrative Residential Tower Configuration D (on Illustrative Scheme Base) 

 

Figure 10      Illustrative Residential Tower Configuration E (on Illustrative Scheme Base) 

 

 

Figure 11       Illustrative Residential Tower Configuration F (on Illustrative Scheme Base) 

 

Amount of Development  

37. In terms of the amount of development, the EIA assesses an upper and lower limit in respect of the 
residential development.  For all other uses, a defined floorspace is presented. 

 
38. The EIA assesses the maximum number of residential units (600 units) as this essentially generates the 

greatest amount of traffic or the highest new population for example. 
 
39. However, the EIA also assesses how the magnitude of residual socio-economic and traffic and transport 

effects (identified under the assessment of the maximum number of residential units) is affected should the 
residential element of the Proposed Development be developed at the lower limit of development (400 
units).   

Assessing the Significance of Effects 

40. The significance of effects is evaluated with reference to definitive standards, accepted criteria, and 
legislation where available.  Where it has not been possible to quantify effects, qualitative assessments 
have been carried out, based on expert opinion and professional judgment.   

 
41. In order to provide a consistent approach across the different technical topics addressed within the ES, the 

following terminology has been used throughout the ES to define residual effects (i.e. the effect post the 
application of any required additional mitigation measures): 

 
 Adverse - Detrimental or negative effects to an environmental resource or receptor; or 
 Negligible - Imperceptible effects to an environmental resource or receptor; or 
 Beneficial - Advantageous or positive effect on an environmental resource or receptor, or 
 No Effect – No determinable effects on an environmental resource or receptor.   



Redevelopment of the Whitgift Shopping Centre, Croydon – ES Non-Technical Summary, May 2013 

 

42. Where adverse or beneficial effects have been identified these have been assessed against the following 
scale; 
 Minor; 
 Moderate; and 
 Major. 
 

43. Each technical chapter of the ES provides further explanation and definition on the scale of significance i.e. 
minor through to major. 

 
44. Broadly, short to medium-term effects are considered to be those associated with the demolition, 

construction and refurbishment phase and long-term effects are those associated with the completed 
operational Proposed Development. Local effects are defined as those affecting the site and neighbouring 
receptors, while effects upon receptors in the LBC are considered to be at a district level.  Effects at the 
scale of Greater London are considered to be at a regional level, whilst effects, which affect different parts 
of the country, or England as a whole, are considered to be at a national level. 

Effect Interactions and Cumulative Effects Assessment  

45. In accordance with the EIA Regulations 2011, the ES has given consideration to ‘Effect Interactions’ and 
‘Cumulative Effects’. Effect interactions arise due to the combined impact of individual effects, for example 
noise, airborne dust or traffic on a single receptor. 

 
46. Cumulative effects are the combined effects of several development schemes (in conjunction with the 

Proposed Development) which may, on an individual basis be insignificant but, cumulatively, have a 
significant effect. 

 
47. In relation to Cumulative Effects, during the EIA Scoping phase, it was agreed with the LBC that the 

Cumulative Effects Assessment of ES Volume I would consider other schemes located within a 2 kilometre 
(km) radius from the centre of the site (as of May 2012).  The schemes included within the assessment 
primarily have full planning consent, a resolution to grant consent, or are schemes under construction.  The 
schemes are collectively referred to as the ‘Cumulative Schemes.’  The location of all these Cumulative 
Schemes is shown on Figure 12.   

 
48. In addition to the individual schemes identified, the Cumulative Effects Assessment also considers the West 

Croydon Masterplan, which is just adjacent to the northern boundary of the site, separated by Poplar Walk. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 12   Schemes Considered within the Cumulative Effects Assessment 
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3.  Planning Policy 
49. Chapter 3: Planning Policy Context of the ES (Volume I) presents a review of the national, regional and 

local planning policies which are of relevance to the Proposed Development.  Planning policy has also been 
considered in detail within each of the technical chapters of ES Volume I and within ES Volume II.  

 
50. In relation to local planning policy, of particular relevance to the Proposed Development is the Croydon 

Local Plan: Strategic Policies which, was adopted in April 2013   
 
51. The Croydon Local Plan sets the overarching strategic policies for the LBC’s growth to 2031. It states that 

“the Croydon Metropolitan Centre will remain the foremost retail location outside of Central London” and the 
“council will adopt a flexible approach to commercial uses, retail, leisure and visitor accommodation and 
housing and community facilities.” 

 
52. The LBC (in partnership with the Greater London Authority (GLA)) has also prepared an Opportunity Area 

Planning Framework (OAPF) for the Croydon Metropolitan Centre to support its London Plan (2011) status 
as an Opportunity Area. The OAPF promotes the expansion and growth of comparison shopping within the 
Croydon Retail Core in line with the LBC’s status as a Metropolitan Centre. The LBC and the Mayor of 
London recognise that delivering change in the Croydon Retail Core will be heavily influenced by the 
redevelopment of the Whitgift Shopping Centre.  

4.  Alternatives & Design Evolution 
53. In accordance with the EIA Regulations 2011, Chapter 4: Alternatives & Design Evolution of the ES 

(Volume I) presents the main alternatives to the Proposed Development which have been considered by the 
Applicant.   

Alternatives 

54. These alternatives comprise the following: 
 

 The ‘No Development Alternative’ (i.e. forgoing redevelopment of the site); 
 ‘Alternative Sites’; and 
 ‘Alternative Designs’. 

 
55. The ‘No Development Alternative’ refers to the option of leaving the site in its current state.  Croydon 

Town Centre is in need of regeneration. Redevelopment of the Whitgift Shopping Centre is key to this 
objective, to ensure long-term viability and vitality of the existing Town Centre. The site is also part of an 
Opportunity Area and is identified in the London Plan and OAPF as being able to bring forward new retail, 
leisure, housing and public realm improvements. 

 
56. The disadvantages of leaving the site undeveloped include the following: 
 

 Further decline of Croydon Town Centre; 
 Office accommodation and retail accommodation on site becoming vacant as it no longer meets the 

requirements of businesses; 
 Housing targets for the centre of Croydon may not be met; and  
 Missed opportunity to improve connectivity within the Town Centre, in particular with new transport 

improvements and for pedestrian permeability and connectivity.  
 

57. No ‘Alternative Sites’ have been considered. The need for regeneration of Croydon’s retail core is clearly 
recognised in the London Plan and within local planning policy. The site represents a major opportunity to 
achieve those policy objectives and has been designed in this context. 

58. Prior to Hammerson UK Properties Plc forming a joint venture with Westfield Shoppingtowns Limited, 
Hammerson UK Properties Plc was developing their own proposals for the redevelopment of the Whitgift 
Shopping Centre.  

 
59. At the time of forming the joint venture partnership at the beginning of 2013, Hammerson UK Properties Plc 

and Westfield Shoppingtowns Limited undertook a comprehensive review of both proposals being promoted 
by the partners at that time. That review concluded that the scheme initiated by Westfield Shoppingtowns 
Limited would be adopted by the joint venture. In fact, very little difference existed between the two 
schemes aside from residential strategy. Croydon town centre is highly constrained and the Applicant 
considers that the current proposals are the preferred option for achieving the goals of the OAPF. 

 
60. In addition to design alternatives, consideration has been given to alternative parking provision and location, 

pricing and travel / access strategies.  Due to the outline nature of the planning application, at this time 
detailed car parking and management strategies have not been drawn up.   

Design Evolution 

61. Throughout the design process, the design team has been mindful of the existing urban context in which the 
site is located and associated development considerations.  Key design considerations have related to: 

 
 The location of the site within the Central Croydon Conservation Area and proximity to a number of 

listed buildings of local and historical importance, as listed earlier; 
 Surrounding building heights in the Conservation Area; 
 The scale of the existing buildings across the site, notably that of the higher rise existing office 

blocks; 
 The surrounding mixed use land uses; 
 The poor existing public realm offering; and 
 The poor existing accessibility to and permeability through the Whitgift Shopping Centre.  
 

62. The Proposed Development has been developed through consultation with the local community, with local 
interest groups, the local and strategic planning authorities and Statutory Consultees.  A four day public 
exhibition was held in the town centre in early July 2012.  Following submission of the application there has 
been ongoing dialogue with key statutory bodies, including the LBC, the GLA, English Heritage (EH) and 
Transport for London (TfL).  

 
63. The Proposed Development has been presented to the Strategic Planning Committee (SPC) on two 

occasions, in May and July 2012.  The purpose of the SPC is to understand Member’s views of the 
Proposed Development at the pre-application stage and the scheme and application documentation 
updated where appropriate as a result of the comments made.  Further detail on the consultation process is 
set out in the Statement of Community Involvement that accompanies the outline planning and conservation 
area consent applications. 

 
64. Details of the key design changes that have been made during the course of the design development and 

consultation process are set out in Chapter 4: Alternatives & Design Evolution of the ES (Volume I).  A 
summary of some of the pertinent design changes is as follows: 

 
 Sub-division of the development site into a series of discrete parts that together form a 

comprehensive development; 
 Reinforcing primary east-west and north-south routes across the site; 
 Removal of doors and screens at either end of main east-west route so creating a 24hr publicly 

accessible east-west route through the site; 
 Increase in height of residential buildings on Wellesley Road to mask the multi-storey car park 

behind; 
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 Car parking arranged on four levels, with a single access point from Wellesley Road to reduce traffic 
flow along length of the road; 

 Creation of public spaces – North End Place and Lansdowne Place – at either end of east-west 
route; 

 Retention of locally listed facades at 5 and 9A George Street; 
 Space outside Electric House redesigned as public realm, providing access to new buildings and an 

improved setting for the Grade II listed building; 
 Building envelope set back in sensitive response to enhance setting of adjacent listed buildings 

following discussions with Conservation Officers and Heritage architects; and 
 Building envelope set back in places from adjacent buildings in response to daylight/sunlight analysis.   

5.  The Proposed Development 

65. Chapter 5: The Proposed Development of the ES (Volume I) presents a description of the Proposed 
Development that is sought for approval and which is described by the Parameter Plans, the Design 
Guidelines and the Development Specification & Framework.   

The Parameters 

66. A set of Parameter Plans are presented for approval which provide the parameters for future reserved 
matters applications.  The Parameter Plans identify those elements of the Proposed Development which 
are to be fixed as part of the outline planning permission (i.e. vehicular access into / out of the site) and 
those elements of the Proposed Development that are subject to parameters.   

 
67. The Parameter Plans are as follows: 
 

 Parameter Plan 1: Planning Application Area - which identifies the boundary of the planning 
application site; 

 Parameter Plans 2A and 2B: Access & Circulation - approval is sought as part of the planning 
application for external vehicular access to/from the site (Plan 2A) but the internal vehicular routes 
between these entry/exit points are to be determined at a reserved matters stage. Plan 2B shows the 
approximate location for new, as well as existing, pedestrian access points into the site; 

 Parameter Plan 3: Demolition and Retained Facades/Buildings – the plan shows existing buildings 
which are to be retained, refurbished and altered/reconfigured; existing facades which are proposed 
to be retained; and existing buildings which are proposed to be demolished (in full or in part); 

 Parameter Plan 4: Development Building Lines - shows the proposed building lines for the 
development along key elevations, with maximum and minimum horizontal parameters providing 
some flexibility to the final location; 

 Parameter Plan 5: Building Heights – identifies the maximum building heights that would be 
permitted within different parts of the development; 

 Parameter Plan 6: Lower Ground Floor Uses – identifies the land uses proposed at the lower ground 
floor level; 

 Parameter Plan 7: Ground Floor Uses – identifies the land uses proposed at the ground floor level; 
 Parameter Plan 8: Upper Floor Uses – identifies the land uses proposed at the upper floor levels; 
 Parameter 9: Amenity: Roof Level - identifies a zone within which shared private amenity and 

playspace may be provided in connection with the residential development; 
 Parameter 10: Lower Ground Floor Extent – the principal function of the plan is to show areas within 

the site where it is proposed to excavate new basements or utilise existing basements; 
 Parameter 11: Minimum Building Heights – The Plan shows minimum building heights that will be 

permissible across the site; and 

 Parameter Plans 12 & 13: Maximum and Minimum Scale Thresholds - the Plans set out the 
maximum and minimum length, width and height parameters for buildings which form part of the 
planning application.  

Means of Access 

Vehicle Access 

68. Approval is sought as part of the outline planning application for external vehicular access to / from the site; 
the details of highway entrance and exit works can be found in Section 4 of the Development Specification 
& Framework. Parameter Plan 2A (shown within Figure 13) identifies the external vehicular access to / from 
the site. Parameter Plan 2A also shows the internal vehicular routes for indicative purposes only.   

Figure 13    Parameter Plan 2A: Vehicular Access & Circulation (For Approval) 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
69. Vehicle entrances and exits are provided off Wellesley Road and Poplar Walk.  
 
70. A new signalised site access junction has been introduced between the northern extent of the underpass 

and the Lansdowne Road junction. This will provide access to the new multi-storey car park to/from the 
south, together with entry movements into the basement servicing area. 

 
71. The existing northbound service road and entrances into the Whitgift Shopping Centre multi-storey car park 

on Wellesley Road have been removed and replaced with two exit lanes from the car park that feed directly 
onto the northbound carriageway via priority junctions. The car park access has been be reversed, with 
entry via Poplar Walk (see below). 
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72. Poplar Walk will be used by vehicles entering the existing Whitgift Shopping Centre multi-storey car park. 

The basement service yard exit will also be located on Poplar Walk, adjacent to the car park entry ramp. 
 
73. In addition to the means of access into and out of the site, a number of other highway works will be required 

to facilitate the development.  Highways works are proposed along Wellesley Road, George Street, 
Dingwall Avenue and Park Lane Gyratory amongst others.   

 
74. At a later date, separate highways applications will be submitted to the local authority and relevant 

highways authority in relation to the proposed off site highways improvements which are necessary to 
facilitate the Proposed Development. 

Pedestrian Access 

75. In addition to the existing pedestrian access points into the site, Parameter Plan 2B (Figure 14) shows the 
approximate location (in terms of a zone) for new pedestrian access points into the site. 

 
76. Two new key routes through the site are created as part of the Proposed Development, an ‘East-West 

Route’ and a ‘North – South Route’. 
 
77. Two other east-west routes are also proposed as defined by Parameter Plan 2B (Figure 14). One is the 

existing footpath to the south of the multi-storey Whitgift Car Park and the other a new daytime route.  The 
location of these routes in indicated by a zone within Parameter Plan 2B.  

 
78. Importantly, all the new routes proposed (the East-West Route, the North-South Route and the two 

additional east-west routes) respect connections to the existing Centrale Shopping Centre located on the 
opposite side of North End. 

The Amount of Development  

79. Table 5-1 within ES Chapter 5: The Proposed Development of the ES presents the existing, retained and 
proposed amounts of floorspace. Areas are presented as Gross External Areas (GEA).  It should be noted 
that the outline planning application states an upper and lower limit in respect of the residential 
development.  For all other uses, a defined floorspace is presented. 

 
80. Since validation of the  planning application in February 2013, it has become apparent that the proposed 

floorspace figure for new car parking as presented in Table 5-1 within ES Chapter 5: The Proposed 
Development of the ES (64,704 square metres (m2) GEA) and the Development Specification & Framework 
is incorrect.  The figure should read 89,016m2 GEA.   

 
81. This correction does not change the number of car parking spaces that is being sought for approval (which 

remains at 3,500), nor does it have any impact on the massing (scale and layout) parameters or the 
application drawings which are correct.  As a result the corrected figure has no impact on the EIA. 

 
82. In addition, since the validation of the application in February 2013, the Applicant has also confirmed the 

existing floorspace attributable to car parking, malls and back of house facilities. 
 
83. With the exception of textural implications, the updates made to the Proposed Development’s area 

schedule (as described above) have no affect on the impact assessments which comprise the February 
2013 ES and on the further environmental information issued to the LBC in May 2013 under Regulation 22 
of the EIA Regulations 2011.   

 
 

Figure 14 Parameter Plan 2B: Pedestrian Access & Circulation 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

84. Table 1 presents the amounts of floorspace sought for approval as part of the outline planning application 
across the different use classes proposed.  Details on the amount of existing floorspace, the amount to be 
retained, the amount to be demolished and the net additional floorspace can be found within Part 2.2 of the 
Supplementary Environmental Information Report – Regulation 22 and Other Clarifications, 13th May 2013.   

 
Table 1  The Proposed Development’s Floorspace Schedule 

 

Use (Use Class) 
Retailed  

Floorspace (m2) (GEA)  

 
Newly Proposed  

Floorspace (m2) (GEA)  
 

 
Total  

Floorspace (m2) (GEA) 

Retail & Related Uses (Use Class A1 – 
A5) 34,977 101,574 136,551 

Leisure (Use Class D2) - 16,428 16,428 

Residential (Use Class C3) - 32,512 - 48,924 32,512 - 48,924 

Community (Use Class D1) - 1,135 1,135 

Office (Use Class B1) - 1,921 1,921 

Car Parking 24,904 89,016 113,920 

Malls  6,682 12,002 18,684 

Back of House Facilities 842 18,733 19,575 
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85. The upper floors consist of predominantly retail / leisure / office uses (Use Classes A1-A5, D2 and B1) and / 
or car parking for the central and western part of the site, whilst a zone along Wellesley Road to the east is 
identified for residential (Class C3) and/or car parking. 

 
86. The Proposed Development also includes 136,551 m2 GEA of retail floorspace and up to 16,428 m2 GEA of 

leisure floor space which may consist of a cinema, bowling and gym.   
 
87. Between 32,512 - 48,924m2 GEA of residential floorspace is proposed.  The residential component of the 

Proposed Development is concentrated on the Wellesley Road frontage in a combination of flats at lower 
levels and with residential towers. The front doors to all the flats will be on Wellesley Road, and their shared 
amenity space will be situated on top of the retail car park. The planning application seeks permission for 
between 400 and 600 residential units.   

 
88. 89,016m2 GEA of parking area (multi storey) is proposed. The car park will be accessed from the southern 

end of Wellesley Road. The multi storey car parking could deliver 3,500 car parking spaces for residential 
and commercial users.  The car park is however, also envisaged to act as a wider town centre facility.  

 
89. The Proposed Development seeks permission for 1,135m2 of community floorspace which has the potential 

to be utilised for a range of activities for example a crèche and / or skills centre.  The final uses will be 
determined in consultation with the LBC as part of the reserved matters applications. 

 
90. The planning application seeks permission of 1,921m2 of office (Class B1) floorspace interspersed amongst 

the retail and leisure uses.   

Layout and Scale 

Layout 

91. A new building line has been shown in Parameter Plan 4 (Figure 15) with maximum and minimum 
horizontal parameters which provide some flexibility to the final location, but also provides control for those 
more sensitive parts of the site including adjacent to listed buildings. 

 
92. The extent of the horizontal parameters varies in response to the sensitivity of the surrounding buildings 

and the particular requirement to maintain flexibility in specific areas of the site.  The parameters allow the 
proposed building lines to either move forwards, move backwards within the site, or allow flexibility to move 
in either direction. 

 
93. The Design Guidelines submitted with the planning application establish the design principles to be applied 

to the detailed design of the Proposed Development.  In some instances, the Design Guidelines refine the 
scale and layout parameters so providing an additional layer of design control.  This is particularly relevant 
to George Street entrance and Grammar School Yard entrance of the Proposed Development where 
Design Guidelines ‘control’ the detailed design of these two entrances to ensure that the development that 
comes forward respects to the satisfaction of the LBC and EH the sensitive built heritage and Conservation 
Area considerations relevant to these parts of the site.   

Scale  

94. The maximum heights range from 59m above ordnance datum (AOD) (adjacent to the listed Hospital of the 
Holy Trinity, which is also located in the Central Croydon Conservation Area) to 160m AOD for the 
residential towers which front on to Wellesley Road. 

 
95. With the exception of the residential accommodation and residential towers which front Wellesley Road, the 

minimum heights range between 59m AOD and 81m AOD. The minimum height for the residential towers is 
104m AOD and the minimum height for the residential accommodation between the residential towers is 
79m AOD. 

 
96. The maximum building envelope is illustrated in Figure 3 and the minimum building envelope is illustrated in 

Figure 4, presented earlier within this NTS. 

Figure 15 Parameter Plan 4: Building Lines and Horizontal Parameters (For Approval) 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appearance 

97. The appearance of the Proposed Development is reserved for subsequent approval through the submission 
of reserved matters applications. However, the planning application seeks approval of a set of Design 
Guidelines which establish principles to be applied at a reserved matters stage. 

Landscaping - Public Realm & Residential Amenity Space 

98. At ground floor level, the Parameter Plans define three major public realm areas as follows: 
 

 A public realm area (minimum of 250m2) off Wellesley Road, located opposite Landsdowne Road; 
 A public realm area off North End (minimum of 250m2) which establishes a new public space in the 

middle of North End; and 
 Electric Square (minimum 700m2) which is an important arrival space along Wellesley Road which 

also provides a public realm entrance area to the shopping centre.   
 

99. In addition to the ground level public realm areas, it is proposed that a publicly accessible terrace (minimum 
of 250m2) be provided on the North End elevation of the Proposed Development.   
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100. The Proposed Development will be designed to create high quality street environments and public realm 

areas.  
 
101. In addition to public realm, shared private (for residential use) communal roof gardens, residential gardens 

and dedicated children’s playspace will be provided.  A minimum of 4,600m2 of shared private amenity 
space will be provided. 

  
102. Parameter Plan 9 (Figure 16) identifies zones within which shared private amenity and playspace may be 

provided in connection with the residential development.  Shared private amenity and playspace will be 
provided in the form of communal roof gardens, residential gardens and formal and informal playspace.  

Energy & Sustainability 

103. An Energy Statement has been prepared and submitted in support of the planning application (ES Volume 
III: Appendix J). 

 
104. The Energy Statement demonstrates that the energy consumption of the Proposed Development can be 

reduced by energy efficiency measures and renewable technologies. The Energy Statement identifies the 
appropriate environmental and engineering options available for the Proposed Development to mitigate its 
impact on climate change, and to reduce its energy uses and carbon dioxide emissions by following the 
principles set out in local, regional and national planning policies. 

 
105. The proposed Energy Strategy follows the Mayor’s Energy Hierarchy.  Passive design measures, energy 

efficiency initiatives and the proposed combined cooling heat and power (CCHP) system have been 
optimised. The proposed passive design measures and energy efficiency initiatives factored into the 
Proposed Development, in combination with the proposed CCHP strategy would provide approximately a 
26% reduction in regulated carbon emissions. 

 
106. A Sustainability Statement has been prepared and submitted in support of the planning application (ES 

Volume III: Appendix J).  The Sustainability Statement demonstrates how the Proposed Development will 
meet the sustainability policies, guidance and aims and objectives of the LBC and the GLA. 

 
107. The Proposed Development is aiming to achieve a Building Research Establishment Environmental 

Assessment Methodology (BREEAM) rating of ‘Excellent’ for the commercial spaces, while a Code for 
Sustainable Homes Level 4 will be targeted for the proposed residential dwellings. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 16   Parameter Plan 9: Roof Level Amenity (For Approval) 

 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

6.  Demolition, Construction & Refurbishment 
108. The redevelopment of the Whitgift Shopping Centre including the retail works and the residential shell and 

core works are expected to take 36 months (complete end of year 3). Residential fit out works are expected 
to continue for a further 12 months and will be completed at the end of month 48 (end of year 4). 

 
109. During the works on site, parts of the existing Whitgift shopping centre will continue to trade.  The works 

have therefore been defined in three key stages in order to facilitate the continuity of trading of the shopping 
centre: 

 
 Stage 1: demolition of the existing office blocks/ Allders Department Store and the construction of the 

new retail development at the southern end of the site (George Street end) and re-configuration / 
refurbishment of the retained Whitgift Shopping Centre;  

 
 Stage 2: construction of the remaining new retail, with work would starting on  the residential 

elements (to commence at around month 15 of the programme);  
 

 Stage 3: New retail at the southern end of the site would be ready to trade (at around end of month 
18) followed by the new anchor store which would be ready to trade (at around the end of month 30). 
By the end of month 36 all of the retail would be ready to trade and the shell and core of the 
residential would have been completed. The residential fit out would then continue to be completed 
by the end of month 48. 

 
 



Redevelopment of the Whitgift Shopping Centre, Croydon – ES Non-Technical Summary, May 2013 

 

110. Construction methods and arrangements will be carefully assessed and mitigation measures developed 
before commencing to ensure the safety and convenience of shoppers, visitors to the Whitgift Shopping 
Centre and the general public.  

 
111. Shoppers will potentially be most affected during the re-configuration works. For example, works to the 

retail back of house areas, or during Stage 2 of the works when, it is intended, to link both ends of the 
trading retail areas via a protected walkway through the construction area. In these areas full height 
hoarding will be installed in order to provide the segregation. Works that are carried out to the front of 
house, such as mall finishes, will be undertaken outside of trading hours and protection reinstated prior to 
opening the centre. In all cases the protection afforded will be in compliance with prevailing health and 
safety legislation. 

 
112. The LBC has published a Code of Practice on Demolition and Construction which provides advice to 

assist developers and their contractors to undertake their works using best practice to reduce effects on 
local communities. Specifically the Code of Practice requires the development of a site specific 
Construction Logistics Plan and provides guidance on the control of noise and vibration, dust and air 
pollution, site access and logistics arrangements and monitoring requirements. 

 
113. A site-specific Code of Practice and Construction Logistics Plan for the Proposed Development will 

therefore be drawn up in line with the LBC’s Code of Practice. The structure and content of the Construction 
Logistics Plan will be agreed with the LBC and other relevant bodies prior to the commencement of the 
works. The site-specific Code of Practice and Construction Logistics Plan will essentially be an operational 
manual detailing the management, monitoring, auditing and training procedures to be followed during the 
works.   

 
114. In accordance with the LBC’s Code of Practice on Demolition and Construction, an Environmental 

Management Plan will be prepared and implemented. The Environmental Management Plan will sit 
alongside and compliment the Construction Logistics Plan. The Environmental Management Plan will 
provide detail of the mitigation measures that will be implemented throughout the demolition, construction 
and refurbishment works to ensure good environmental management and reduce adverse nuisance effects. 

 
115. The Environmental Management Plan and Construction Logistics Plan will be submitted to the LBC (and 

other relevant bodies), prior to the commencement of the works for discussion and agreement. 
 
116. The Environmental Management Plan and Construction Logistics Plan will be focussed on (but are not 

limited to) issues such as: 
 

 Baseline levels for noise, vibration and dust and monitoring protocols; 
 Housekeeping procedures and environmental control measures; 
 Any requirement for monitoring and record keeping; 
 Contact details for the site management team during normal working hours and emergency details 

outside working hours; 
 Provision for reporting, public liaison, and prior notification of construction related issues; 
 Details of prohibited or restricted operations (location, hours etc.); 
 Details of construction operations highlighting any operations likely to result in disturbance and / or 

working hours outside the core working period, with an indication of the expected duration of key 
phases and dates;  

 Controls on construction site lighting; 
 The details of proposed routes for heavy goods vehicles travelling to and from the site; 
 Materials storage and handling; 
 Waste management, recycling and waste disposal; 
 Staff travel; 
 Use of water and energy; and 

 Protection of archaeology, water resources and ecological receptors (if encountered). 
 

117. Potential effects during demolition, construction and refurbishment and appropriate mitigation measures in 
relation to each of the technical topics assessed as part of the EIA are described below.  In addition, the 
potential for interaction between these effects is discussed. 

7.  Traffic & Transport 
118. A Transport Assessment (TA) (dated September 2012) was produced to accompany the outline planning 

application, which can be found in Appendix M of ES Volume III.  The Transport Assessment documented 
the assessment of transport impacts associated with the Proposed Development and the proposed off-site 
highway works. 

 
119. Road traffic modelling was undertaken in the Transport Assessment to define the highway network impacts, 

and to assist in the design of off-site highway works. The road traffic modelling focused on the road network 
adjacent to the Proposed Development, and along key routes to and from the site. The study area included 
the A212 Wellesley Road between St. James’ Gyratory in the north and the Park Lane Gyratory in the 
south. A number of road traffic models were used which are recognised in the industry for road traffic 
modelling and road junction design including LINSIG, TRANSYT and ARCADY.    

 
120. Road traffic volumes have been calculated for the Proposed Development taking into account the existing 

road traffic flows and road traffic flows that would be attributable to other developments in the area that are 
approved in the planning system.  As such, this road traffic flow scenario represented a robust and 
conservative assessment of the level of traffic anticipated in the future with the Proposed Development in 
place. 

 
121. It was noted in the Transport Assessment that a strategic review of road traffic impacts would be carried out 

at a later stage using TfL’s strategic road traffic model South London (known as SATURN).  This strategic 
review was undertaken by WSP on behalf of the Applicant and a Transport Assessment Supplementary 
Report (TASR) was submitted to the LBC on 31st January 2013 in support of the outline planning 
application.  

 
122. Following submission of the TASR in January 2013, WSP continued discussion with TfL regarding the use 

and results of the SATURN model. TfL have now confirmed that the afternoon and Saturday peak period 
baseline models are correctly validated in terms of traffic flows and journey times. TfL have confirmed that 
these models are now appropriate for forecasting future year traffic flows and assessment of the Proposed 
Development’s strategic highway impact. 

 
123. As such, a Transport Assessment Supplementary Report 2 (TASR2) has been prepared to update the 

TASR (dated 31st January 2013) to reflect the latest SATURN model road traffic forecasts and strategic 
highway impacts associated with the Proposed Development and to report on the additional modelling work 
undertaken to assess the impact of the Proposed Development on junctions along Wellesley Road. 

 
124. The TASR2 is submitted as supplementary environmental information under Regulation 22 of the EIA 

Regulations 2011.  The TASR2 can be found within Appendix E to the URS Supplementary 
Environmental Information Report – Regulation 22 and Other Clarifications, dated 13th May 2013.    

 
125. The TASR2 confirms that the scale, location and nature of impacts on the strategic highway network is 

similar to that reported in the TASR.  The SATURN forecast traffic flows in central Croydon are largely 
unchanged from that reported in the TASR, and that the road traffic flows derived from the original road 
traffic modelling undertaken and reported on within the September 2012 TA are again shown to be the 
same as or higher than that forecast by SATURN.  Although the traffic flows forecast across the wider study 
network have changed from that reported in the TASR, the scale of impact is similar.     

 
126. Chapter 7: Traffic and Transport (ES Volume I) assesses the effects of the Proposed Development on the 

surrounding transport networks (including pedestrian and cycle networks) and has been prepared by WSP. 
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The Chapter 7: Traffic and Transport presented within the February 2013 ES is based on the work 
undertaken by WSP and documented in the TA (September 2012) and TASR (January 2013).   

 
127. On the basis of the TASR2, it is considered that the conclusions of the traffic and transport impact 

assessment as presented within Chapter 7: Traffic & Transport of the February 2013 ES remain valid.  A 
review of the conclusions of the traffic and transport impact assessment as presented within Chapter 7: 
Traffic & Transport of the February 2013 ES is presented below.  

 
128. The site currently has very good access to public transport. There are a number of bus services situated on 

Wellesley Road, close to the Whitgift Shopping Centre’s eastern access points. In addition, the site is 
located in close proximity of two rail stations West Croydon and East Croydon. The site is also close to the 
tram network (known as Croydon Tramlink) comprising three lines that extend eastwards from Wimbledon, 
offering connections to Beckenham Junction, Elmers End and New Addington. The nearest tram stops to 
the site are situated on Wellesley Road to the east and George Street to the south. 

 
129. The area surrounding the site benefits from a high standard of pedestrian facility provision with an 

established network of footways. Poplar Walk, Lansdowne Road and George Street (west of Wellesley 
Road) are all classified as quieter roads recommended for cyclists. In addition, London Road and George 
Street (east of Wellesley Road) are classified as busier roads that are signed for cyclists. 

Demolition, Construction and Refurbishment 

130. The effects of construction on the highway network have been assessed using indicative heavy goods 
vehicle estimates for each month of the construction programme. These have been based on estimates of 
construction material quantities provided by the Applicant reflecting their retail experience at other shopping 
centres across London including for example Westfield London and Westfield Stratford City. 

 
131. The effect of construction traffic during the peak period for construction (months 20-21 (based on four year 

continuous programme of construction works, refer to Chapter 6: Demolition, Construction and 
Refurbishment of the February 2013 ES for further details) shows that the total increase in two-way traffic 
flows on any of the roads assessed would not exceed 0.7%. The proportional increases in heavy goods 
vehicle movements are significantly greater than this, but this is only because existing heavy goods vehicle 
flows are low. 

 
132. On site management of construction activities, such as stock piling of excavated material, may further 

reduce the peak generation of construction traffic during the programme. It is therefore likely that the actual 
numbers of vehicle movements may be lower than predicted. The residual effect of construction traffic on 
the highway network therefore is considered to be of negligible to minor adverse in significance and the 
effect on pedestrian movements of minor adverse significance. 

Completed and Occupied Proposed Development 

Pedestrians  

133. The assessment considered the main pedestrian routes surrounding the site including George Street, 
London Road / New Road, St Michael’s Road and Wellesley Road. The potential effect has been 
categorised according to TfL’s Pedestrian Comfort Level Guidance (2010) based on a scale of A (highest) 
to F (Lowest).  

 
134. The footways on approach to the site will generally remain within the higher levels of services (C to A). 

During periods of maximum retail activity, sections of North End are categorised slightly lower (D); however, 
it is worthy of note that improvements to the West Croydon Interchange will divert pedestrians away from 
this route onto the proposed Whitgift Passage. 

 
135. The improvements to the West Croydon Interchange together with significant improvements to the public 

realm along Wellesley Road will result in an effect of moderate beneficial significance on pedestrians.  

Cycling 

136. The trip generation calculations show that the Proposed Development is forecast to generate between 8 
and 28 cycling trips during peak hours. This number of new trips will not have a significant effect on the 
established or proposed network of cycle routes available in the vicinity of the site. In addition cycle stands 
and secured cycling parking (for residents) are incorporated into the design of the Proposed Development 
to encourage cycling. 

 
137. Based on the above, the residual effect of the Proposed Development on cycle journey times is considered 

to be of negligible significance. Due to the improved cycling facilities proposed along Wellesley Road and 
the additional cycle parking provision on the site, the residual effect on cycle amenity and accessibility is 
considered to be of minor beneficial significance.   

Public Transport Effects 

138. Additional bus trips are anticipated as a result of the Proposed Development. During the weekday and 
Saturday peak periods the effects are deemed to be of minor adverse significance.  However the residual 
effect on Sunday bus services is considered to be of moderate adverse significance. This is because a 
significantly reduced public transport service currently operates in Croydon on Sundays and the Proposed 
Development is anticipated to attract additional trips on Sundays, more in line with trip generation rates 
experienced at other London shopping centres. 

 
139. During the weekday the eastbound trams will experience the biggest increase in passengers. Passenger 

numbers are also anticipated to increase on Saturdays and Sundays during the peak hours based on the 
average number of additional passengers generated per tram service. TfL improvements are proposed to 
the tram network, which include extensions to the line, increased frequencies in the peak periods and the 
purchasing of new trams with increased capacity, which will help to mitigate the effect of the Proposed 
Development on the network. However, the overall residual effect on Tramlink services (in the absence of 
the proposed improvements by TfL) due to the increase in passenger numbers generated by the Proposed 
Development is considered to be of moderate adverse significance.  

 
140. For rail travel it is anticipated that the majority of morning peak hour rail trips generated by the Proposed 

Development will use East Croydon Station. These peak hour increases would not have a significant effect 
on the rail services, and the residual effect of the Proposed Development on rail services is therefore 
considered to be of negligible significance. 

 
Highway Improvements 

 
141. Changes to the existing highway layout have been developed as part of the road traffic modelling 

assessment, full details of which can be found in the TA (Appendix M of ES volume III, February 2013), the 
TASR (January 2013) and the TASR2 (May 2013). In terms of the highway changes proposed under the 
outline planning application, highway improvements are proposed along Wellesley Road and at the Park 
Lane Gyratory.  Drawings showing the proposed improvements along Wellesley Road and at the Park Lane 
Gyratory are provided within Appendix B of the Supplementary Environmental Information Report – 
Regulation 22 and Other Clarifications, dated 13th May 2013. 

 
142. Other changes to the existing highway layout at the following junctions and roads will be required to 

facilitate the Proposed Development and are the subject of current discussions with TfL with contributions to 
these works made through the Section 106 Agreement: 

 
 George Street Junction; 
 George Street; 
 Dingwall Avenue; 
 Site Access; 
 Southbound Carriageway; 
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 North bound Carriageway; 
 Landsdown Road Junction; 
 Sydenham Road Junction; and 
 Poplar Walk / Bedford Park Junction. 
 A23/A232 Fiveways.   
 

143. Based on the modelling assessment, the local road network in the vicinity of the site is forecast to operate 
satisfactorily once the Proposed Development is complete and operational and following implementation of 
the proposed highway improvement works. All traffic movements passing through all junctions included in 
the assessment study area are shown to operate below capacity. 

 
144. However, it is recognised that driver journey times along Wellesley Road will be longer than at present due 

to the introduction of the new signalised site access junction, and three new at-grade pedestrian crossings. 
The residual effect of the Proposed Development on driver journey times is therefore considered to be of 
minor adverse significance. 

Combined Effects of the Proposed Development with Other Development Schemes 

145. The effect of the 18 schemes identified on traffic flows has been included in the traffic modelling 
assessment described above to ensure the future year assessment includes the combined effect of the 
Proposed Development and other consented schemes in the locality. Therefore no further consideration is 
given to cumulative effects resulting from the additional schemes. 

8.  Air Quality 
146. Chapter 9: Air Quality (ES Volume I, February 2013) presents an assessment of the potential significant 

effects to air quality resulting from the Proposed Development.  
 
147. Subsequent to the air quality impact assessment presented within the ES, a number of consultation 

comments on the air quality impact assessment have been received from the LBC and the GLA, their 
advisors and other consultees to the outline planning application.  As a result of the comments returned to 
the Applicant, an updated air quality impact assessment has been undertaken and is submitted as part 
(Part 5) of the URS Supplementary Environmental Information Report – Regulation 22 and Other 
Clarifications, dated 13th May 2013.   

 
148. Part 5 of the URS Supplementary Environmental Information Report – Regulation 22 and Other 

Clarifications, dated 13th May 2013 provides a replacement ES Chapter 9: Air Quality.  This chapter 
presents the updated air quality road traffic modelling results and assessment of air quality effects arising 
as a result of the latest traffic model forecasts from the SoLHAM model.  

 
149. In addition, the replacement chapter addresses other consultation responses received on this particular 

topic of the EIA.  .  
 
150. This replacement ES Chapter 9: Air Quality supersedes Chapter 9: Air Quality of the February 2013 ES.  

The replacement chapter is provided to ensure that the air quality effects of the Proposed Development are 
fully understood and accurately reported on within the air quality impact assessment of the ES and within 
this replacement NTS.  A summary of the replacement ES Chapter 9: Air Quality is provided below. 

 
151. The entire borough is designated an Air Quality Management Area, due to exceedences of the nitrogen 

dioxide objectives.  The majority of the borough enjoys a good standard of air quality and the areas of 
elevated nitrogen dioxide concentrations are restricted to locations close to the busier roads in Croydon, 
which includes Wellesley Road adjacent to the site. 

 
152. The potential effects of the Proposed Development result from on-site construction plant and dust 

generation; additional road traffic during the demolition, construction and refurbishment works and on 

completion and occupation of the Proposed Development; as well as the atmospheric emissions associated 
with the heating and power plant attributed to the occupation of the Proposed Development.. 

Demolition, Construction and Refurbishment  

Road Traffic Emissions 

153. It is unlikely that the additional predicted average of 200 heavy goods vehicle movements per day 
associated with the demolition, construction and refurbishment works would give rise to a significant air 
quality effect. Vehicle emissions will be minimised through the use (where appropriate) of catalytic 
converters and the regular maintenance of vehicle engines. Emissions from increases in road traffic 
movements (exhaust emissions) associated with the demolition, construction and refurbishment works will 
be temporary in nature and will result in an effect of minor adverse significance. A Construction Logistics 
Plan will be produced in accordance with the LBC’s Code of Practice on Demolition and Construction which 
will serve to reduce the potential for unnecessary adverse air quality effects associated with demolition, 
construction and refurbishment road vehicle movements.   

Dust Emissions 

154. It is anticipated that there will be relatively few vehicles/plant present on-site at any one time, and the total 
number of vehicles used will be relatively small compared to background traffic levels in the area. 

 
155. The movement of soils and rubble during activities is anticipated to lead to the generation of airborne dust 

and particulates; however there will be a series of mitigation measures detailed within the Environmental 
Management Plan specifically developed to control plant emissions and construction dust.  The resultant 
residual effect is considered to be of negligible significance. 

  
156. The Environmental Management Plan will agreed with the LBC before any on-site works begin. The 

Environmental Management Plan will provide a risk assessment of the potential for adverse air quality 
effects and measures to limit the magnitude of these effects throughout the demolition, construction and 
refurbishment works.   

Completed and Occupied Proposed Development 

Road Traffic Emissions 
 

157. Annual mean nitrogen dioxide concentrations are predicted to change by a maximum increase of 0.5 to 0.6 
μg/m3 as a result of the operational traffic flows attributed to the Proposed Development at the specified 
receptor points, occurring along Stafford Road (R8) and Duppas Hill Road (R7). This impact is deemed to 
be a ‘small’ impact that would result in a negligible effect on local air quality. 

 
158. All other modelled receptors and corresponding road networks are considered to experience an impact 

considered to be of ‘imperceptible’ magnitude of change, corresponding to an effect of negligible 
significance upon local air quality. 

 
Building Heating and Power Plant Emissions 

 
159. The Proposed Development’s heating and power plant has been modelled. A series of mitigation measures 

will be incorporated when selecting the proposed heating and power plant during the detailed design phase.  
Mitigation measures include: 

 

 Appropriate design of the flues to ensure adequate dispersion of pollutants and selection of 
equipment regarded as Best Available Technology (aspiring to meet the emissions criteria required 
under the BREEAM / Code for Sustainable Homes targets); 

 Incorporation of low-nitrogen oxide optimisation of the CCHP engines and gas boilers, including use 
of a digital combustion control system and specially modified heads; and 
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 Regular inspection of the machinery, operation to the manufacturer’s instructions, and execution of a 
maintenance programme for the heating and power plant over the lifetime of the Proposed 
Development. 

 
160. Overall, the building heating and power plant is considered to have a long term effect of minor adverse 

significance on local air quality. 

Combined Effects of the Proposed Development with Other Development Schemes 

161. It is considered that there will not be a significant overlap of demolition and construction works associated 
with the Randolph and Pembroke Houses development schemes, and therefore no dust or traffic related 
cumulative air quality effects are anticipated.  The Ruskin Square construction program suggests that 
construction of the basement car park is underway and that the major superstructure works began at the 
end of 2012. Therefore only construction traffic need be considered.  The overlap in construction related 
traffic, particularly along Wellesley Road (as this is likely to be the only shared road that is used by the 
schemes), could lead to cumulative road traffic emissions effects.  However, the effect is not considered to 
be any worse than the minor adverse effect identified in relation to the Proposed Development in isolation.   

 
162. Operational traffic effects are considered insignificant, due to the localised negligible effects associated 

with the Proposed Development. The combined cumulative effect is unlikely to be greater in magnitude than 
of minor adverse significance. 

9.  Noise & Vibration  
163. Chapter 11: Noise & Vibration (ES Volume I, February 2013) assesses the likely significant environmental 

effects of the Proposed Development with respect to noise and vibration. The ES Chapter also provides an 
assessment of the suitability of the site for the proposed uses, in terms of existing noise and vibration, and 
of the need to provide an adequate internal noise environment. 

 
164. A baseline noise survey was conducted in order to establish the baseline noise environment around the 

site, as well as to determine background noise levels at nearby sensitive receptors. The noise environment 
is dominated by traffic noise along surrounding roads. Additional noise sources include pedestrians, the 
Tramlink network and mechanical services equipment associated with surrounding buildings. 

 
165. Subsequent to the noise and vibration impact assessment presented within the  ES, a number of 

consultation comments on the noise and vibration impact assessment have been received from the LBC 
and the GLA, their advisors and other consultees to the outline planning application.  As a result of the 
comments returned to the Applicant, an updated noise and vibration impact assessment has been 
undertaken and is submitted as part (Part 4) of the URS Supplementary Environmental Information 
Report – Regulation 22 and Other Clarifications, dated 13th May 2013.   

 
166. Part 4 of the URS Supplementary Environmental Information Report – Regulation 22 and Other 

Clarifications, dated 13th May 2013 provides a replacement ES Chapter 8: Noise & Vibration.  This chapter 
presents the updated noise and vibration road traffic modelling results and assessment of noise and 
vibration effects arising as a result of the latest traffic model forecasts from the SoLHAM model.  

 
167. It has been considered necessary to update this element of the impact assessment as the SoLHAM 

forecasts are significantly different when compared to the road traffic modelling outputs assessed and 
presented within the February 2013 ES.  

 
168. In addition, the replacement chapter addresses other consultation responses received on this particular 

topic of the EIA.   
 
169. The replacement ES Chapter 8: Noise & Vibration supersedes Chapter 8: Noise & Vibration of the February 

2013 ES.  The replacement chapter is provided to ensure that the noise and vibration effects of the latest 
traffic model forecasts are fully understood and accurately reported on within the noise and vibration impact 

assessment of the ES and within this NTS.  A summary of the replacement ES Chapter 8: Noise & Vibration 
is provided below.  

Assessment of the Suitability of Site for Proposed Uses 

170. This site will comprise a new retail and leisure mall, formed through a combination of refurbishment of the 
existing Whitgift Shopping Centre and new build elements, and new residential towers. 

 
171. Through the use of appropriate design measures such as glazing specifications and façade insulation 

design (which will be determined during preparation of the construction drawings), the internal noise criteria 
set out by the LBC for residential uses and as recommended in British Standard (BS) 8233 for the 
commercial uses will be met.  It is considered that ambient noise and vibration affecting future occupants of 
the Proposed Development can be controlled so that the site is suitable for the proposed uses. 

Demolition, Construction and Refurbishment  

On-Site Works   

172. The time periods for the assessment of works noise were selected to ensure that the key noise generating 
activities throughout the demolition, construction and refurbishment programme have been assessed whilst 
also ensuing that the assessment adequately covers the duration of the four year proposed programme of 
works. 

 
173. For the duration of the works the predicted noise levels are generally below 75 dB LAeq. However, during 

piling and refurbishment works through Stage 2 of the works programme, it is predicted that the noise levels 
will exceed 75dB LAeq at the Hospital of the Holy Trinity Almshouses however, this is based upon a worst 
case assumption and the high noise levels will be brief in nature and will reduce as the activities move away 
from this location.   

 
174. Vibration levels at the adjoining premises are likely to be perceptible during the major demolition and 

construction activities (such as concrete breaking) when they occur in close proximity. 
 
175. The vibration levels will be controlled to ensure they are below the British Standards vibration thresholds for 

cosmetic damage to structures. It is therefore considered unlikely that there will be any cosmetic damage to 
the on-site and adjacent structures due to vibration from piling. 

 
176. Noise and vibration will be managed to reduce effects and mitigation measures will be documented within 

the Environmental Management Plan. A commitment to monitor the noise and vibration levels at the most 
affected receptors during key phases of the demolition, construction and refurbishment works will be 
included in the Environmental Management Plan. In addition, there will be a requirement placed on the 
Principal Contractor to be a member of the ‘Considerate Constructors Scheme’. 

 
177. Vibration limits at the most affected surrounding receptors will be agreed with the LBC and included as part 

of the Environmental Management Plan. During activities which are likely to generate high levels of 
vibration, a monitoring scheme will be put in place to ensure levels do not regularly exceed the agreed 
threshold limits. Under typical operating scenarios, effects of negligible to minor adverse significance are 
expected at adjacent sensitive receptors following the implementation of mitigation measures. 

Highways Works 

178. As well as the proposed on site demolition, construction and refurbishment works there are a number of off 
site highways works which will be undertaken to facilitate the Proposed Development. 

 
179. The majority of the proposed works do not require significant construction activities (such as the 

introduction of pedestrian junctions) and as such will represent a very short term noise effect.  However, 
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more significant activities, such as the relocation of the tram stop along George Street and the works to the 
Park Lane gyratory are likely to involve activities which may generate significant noise and vibration effects, 
such as breaking up of the existing road surface. 

 
180. These activities will occur in close proximity to both residential and commercial receptors; however, 

implementing suitable mitigation will reduce effects to effects of minor adverse significance for the duration 
of the works.   

Road Traffic Noise 

181. Heavy good vehicle movements are expected to peak at approximately 340 movements per day (daily 
average of 200 vehicle movements per day). Due to the existing high traffic flow levels along the major 
roads this does not represent a significant intensification in use of the local road network. 

 
182. With the additional construction vehicles, the percentage of heavy good vehicle to light goods vehicle 

increases by approximately 1%.  This represents a change in road traffic noise of less than 1dB.  Therefore, 
the effect of construction traffic noise is assessed as being of negligible significance. 

 
183. Provision will be made, wherever possible, to ensure that unloading of vehicles will be carried out on-site 

rather than on the adjacent roads. All construction traffic entering and leaving the site will be closely 
controlled. Vehicles making deliveries or removing spoil from the site will travel via designated traffic routes 
previously agreed with the LBC and other interested parties. Construction traffic will be controlled by means 
of a vehicle arrival and departure management plan (contained within the Construction Logistics Plan) to 
achieve an even spread of vehicle movements during the working day. Access and egress for construction 
vehicles may vary according to the particular stage or phase of the demolition, construction and 
refurbishment works. 

Completed and Occupied Proposed Development 

184. The noise assessment has included an analysis of noise attributable to road traffic; noise from building 
services plant; and noise from commercial premises. 

Road Traffic 

185. With regards to noise attributable to road traffic, consideration has been given to the noise from road traffic 
as a result of natural growth between the present day (including consented developments) and the 
anticipated opening year of the Proposed Development. 

 
186. Based on the traffic noise assessment criteria it is predicted that adverse effects of operational traffic noise 

will reach minor significance reducing to negligible significance as the occupants of the surrounding 
receptors become acclimatised to the change in road traffic.  No mitigation is required.  

 
187. A number of roads will experience a reduction in road traffic noise which will be beneficial to the 

surrounding area. 

Building Services Plant 

188. As the building services plant will be designed to achieve the recommended limits including mitigation 
where necessary.  Building services plant will be designed and installed to have a rating level 10 dB(A) 
below the background noise level (in accordance with BS 4142).  Operational building services noise effects 
are considered to be of negligible significance. Standard noise conditions imposed on the outline consent 
will ensure that noise is reduced and controlled to an acceptable level. The precise details of the mitigation 
of noise emission from building plant will be considered during detailed design phases to ensure that 
operational noise does not adversely affect nearby residents. 

 

189. There are no operational vibration sources associated with the Proposed Development. All plant will be 
mounted in a way as to reduce structure borne vibration to occupants of the Proposed Development to an 
acceptable level.  There will be no effect from vibration during operation of the Proposed Development.  

Noise from Commercial Premises 

190. Where residential properties are located above commercial uses, the separating wall and floor 
constructions will be designed to provide sufficient sound insulation between the spaces. Activity noise from 
the commercial premises will therefore have no effect on residential receptors within the Proposed 
Development. 

Combined Effects of the Proposed Development with Other Development Schemes 

191. The Proposed Development and surrounding consented schemes have been assessed accounting for both 
operational and demolition, construction and refurbishment noise. 

 
192. Where possible the construction programmes for the surrounding consented developments have been 

assessed to establish any programme overlap. Where programme overlap has been predicted the 
development (Ruskin Square) is located sufficiently far away that it will not share any sensitive receptors for 
the on site works associated with the Proposed Development. 

 
193. Traffic management measures implemented across all the development sites will seek to reduce 

construction traffic related noise and vibration effects to effects of negligible significance. 
 
194. Cumulative operational noise and vibration effects are considered to be of negligible significance on the 

basis that all schemes design their operational plant to operate 10 dB(A) below the background noise level 
(in accordance with BS 4142).   

10.  Socio-Economics 
195. Chapter 10: Socio-Economics of the ES (Volume I, February 2013) presents an assessment of the potential 

and likely significant socio-economic effects of the Proposed Development. 
 
196. The socio-economics assessment gives consideration to effects associated with employment levels, 

additional spend by household and employees, local social and community infrastructure, education, 
healthcare, open space, playspace, crime and equality. 

 
197. The Proposed Development is assessed against the existing (baseline) socio-economic condition at the site 

and in the local area within the District and / or Regional context where relevant. Baseline socio-economic 
conditions have been established through the interpretation of nationally recognised research and survey 
information including (but not limited to) the Census Data, Business Register and Employment Survey and 
Annual Schools Census (Edubase) Data. 

 
198. The socio-economics assessment has been undertaken based upon the upper and lower estimate of the 

number of residential units (400 and 600 units), and a fixed quantum of retail and leisure floorspace (retail: 
136,551m2, leisure: 16,428m2). 

Demolition, Construction and Refurbishment  

Employment 

199. The demolition, construction and refurbishment stages of the Proposed Development are expected to 
generate a number of socio-economic effects. The primary potential effect will be the creation of 
construction employment. 
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200. Approximately 430 full time employment (FTE) construction jobs will be created during the construction of 
the Proposed Development. A proportion of this employment is expected to be generated on-site, with the 
remainder being elsewhere in the construction supply chain. 

 
201. The Applicant is willing to enter into partnership with the LBC and appropriate local agencies and 

stakeholders to ensure that the construction of the Proposed Development has the maximum local benefit, 
by putting in place a Jobs and Business Strategy. 

 
202. The likely effect of the construction works upon employment would be of temporary, minor, beneficial 

significance at the local level and negligible significance at the district level. 
 
203. The demolition and construction phases of the Proposed Development will potentially have a temporary, 

adverse effect on the operation of other shops and services in the Croydon Metropolitan Centre and to the 
amenity of visitors. However, the refurbishment and redevelopment of town centre uses is a normal and 
beneficial part of the evolution and vitality of these areas and cannot be avoided. The Applicant will 
implement appropriate mitigation measures in order to limit these effects on the operation of the Croydon 
Metropolitan Centre, which will reduce the amount of disruption and loss to existing businesses, and limit 
the temporary loss of employment. 

 
204. Of the 4,170 jobs currently on-site, it is estimated that approximately 1,530 jobs will remain on site during 

part of the construction phase. As such, the loss of employment on-site is considered to be of short term, 
minor adverse significance at the local level.  

 
205. The Applicant will implement mitigation measures in order to limit these adverse effects and, in the long-

term, the adverse effect of the temporary loss of employment on-site will be outweighed by the re-provision 
of jobs and net gain in employment. Details of this can be found in Chapter 10: Socio-Economics of the ES 
(Volume I). 

Completed Development  

Housing 

206. The Proposed Development will contribute to both the Mayor of London’s and the LBC’s targets by creating 
between 400 and 600 new homes, including affordable homes. This will deliver between 34% and 54% of 
the LBC’s target for the Retail Core. 

 
207. In terms of contributing to the housing objective, based upon the lower estimate of the number of residential 

units, the potential effect of the Proposed Development will be of long-term, moderate, beneficial 
significance at the local level. Based on the upper estimate of residential units, the effect will be of long-
term, major, beneficial significance. 

 
208. The creation of the abovementioned range of units will have a long-term, minor, beneficial effect at the 

district level. 

Healthcare 

209. Based on the range of residential units that will be provided, the additional population will create demand for 
the equivalent of up to half a full time General Practitioner. However, there are indicators that the local area 
may have some existing surplus capacity to meet the demands of the new population. In addition, all but 
one of the local dentists are accepting new patients. 

 
210. The maximum potential effect on primary healthcare is considered to be of negligible significance at the 

local level. 

 

 

Education 

211. The new residential population on-site will result in an increased demand for school places. The maximum 
projected number of children will be 28 and of these between 15 and 21 are likely to be of primary school 
age, and between 4 and 7 will be of secondary school age. 

 
212. The Annual School Census indicated that there are 205 surplus places in the local Primary Schools in the 

local area. Although this surplus is sufficient to accommodate the increase in demand that will arise from 
the Proposed Development, it is recognised that the LBC is facing a significant deficit of places over the 
short to medium term, with very limited surplus in the early years of Primary School. 

 
213. The likely effect of the Proposed Development on Primary School places is therefore considered to be of 

minor adverse significance at the local level. 
 
214. The Annual Schools Census shows that there are 2,334 surplus Secondary School places across the 

borough / district. Although this is sufficient to meet the increase in demand that will arise from the 
maximum number of children expected to live in the Proposed Development, the LBC estimated that an 
extra 10 Forms of Entry will be required at Secondary level by 2016 to accommodate the Primary School 
children who are currently in Primary classes. 

 
215. The likely effect of the Proposed Development on Secondary School places is therefore considered to be of 

minor adverse significance at the local level. 

Open Space and Playspace 

216. The expected demand for playspace that will arise from the Proposed Development ranges from 430m2 to 
660m2.  

 
217. The Proposed Development will include 4,600m2 of recreational amenity space within the site, including 

designated areas of playspace. Therefore, the amount of open space to be provided will meet, and be in 
excess of, the maximum potential need generated by the Proposed Development, which is considered to be 
of long-term, minor, beneficial significance at the local level. 

Employment and Local Economy 

218. The Proposed Development will include the re-provision of jobs that were affected during the demolition and 
construction works, and have an overall net gain in employment. Details of this can be found in Chapter 10: 
Socio-Economics of the ES (Volume I). 

 
219. The Proposed Development is intended to enable Croydon to fulfil its function as a Metropolitan Centre, in 

accordance with the London Plan and national and local planning policy. This will result in Croydon 
regaining trade currently lost to other centres. 

 
220. The effect of the Proposed Development on the local economy is therefore considered to be of long-term, 

major, beneficial significance at the local and district level. 

Additional Household and Employee Spending 

221. Office for National Statistics (ONS) surveys estimate that the average weekly household spending on local 
goods and services is currently £240 per week. Therefore, the additional households that would be 
introduced to the local area as a result of the Proposed Development are estimated to create an annual net 
benefit of between £5 million and £7.5 million in household spending. Given the location of the Proposed 
Development, a significant proportion of this spending will be expected to be of local expenditure. 

 
222. Similarly, additional spending also applies to average spending on food and drink by individuals in the area 

local to their work. 
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223. The collective effect of additional spending expected to be generated by the new residents and employees 
of the Proposed Development is considered to be of long-term, moderate, beneficial significance at the 
local level. 

Crime 

224. It is expected that an increase in residential population and the proposed improvements to the public realm 
will have a positive effect on safety and fear of crime by increasing footfall, animation and natural 
surveillance (especially in the evenings when the main retail uses are closed but the shopping centre 
remains open for use as a thoroughfare). 

 
225. The effect of the Proposed Development on crime is considered to be of long-term, minor, beneficial 

significance and the local level. 

Health 

226. The Proposed Development has been assessed in a qualitative manner against health indicators from the 
Mayor of London’s Health Issues in Planning, Best Practice Guidance. The assessment demonstrates that 
the positive effects of the Proposed Development on the socio-economic determinants of health would 
primarily be experienced by those living or working there. 

 
227. The effect of the Proposed Development on the socio-economic determinants of health is therefore 

considered to be of negligible significance. 

Equality 

228. The Equalities Act 2010 sets out a list of protected characteristics which prioritise particular characteristics 
aiming to reduce socio-economic inequalities. There are certain aspects of the Proposed Development that 
may have effects on particular equalities target groups: 

 
 Disability – effect of design on accessibility; 
 Race – effect of affordable housing provision on target groups; and 
 Age – effect of design and housing provision on children and older people. 
 

229. Although the scale and significance of the above effects cannot be meaningfully quantified, the direction of 
effect can be considered. 

 
230. The homes, retail and employment space in the Proposed Development will be provided to modern design 

standards and all homes will be built to Lifetime Homes standards as a minimum, with 10% of residential 
units being wheelchair accessible. These modern design standards offer significant improvements in 
accessibility and will benefit potential future residents or visitors with disabilities, older people with mobility 
difficulties, and other groups such as parents with children. 

 
231. In terms of employment, the Proposed Development will offer a range of different jobs with different skill 

levels, including a significant proportion that could provide opportunities for local people requiring entry-level 
jobs. In addition, retail floorspace can be important for local employment as it provides many opportunities 
that are suitable for people without high level qualifications. 

 
232. Overall, the effect of the Proposed Development is considered to have an effect of negligible significance 

with respect to equalities and equalities target groups. 

Combined Effects of the Proposed Development with Other Development Schemes 

233. The cumulative schemes are expected to generate employment opportunities during their construction 
phase, some of which may benefit local individuals, with positive effects on the local economy. It is 
expected that this employment and associated local effects will have a short-term, moderate, beneficial 
effect at a local and district level. 

 
234. The cumulative schemes are expected to bring forward a large amount of residential and employment 

floorspace. Through a range of employment uses, including B1 office space, retail, hotels and leisure uses 
these schemes could cumulatively support over  21,000 FTE jobs. 

 
235. If implemented, the new homes of these schemes are expected to contribute approximately half of the 

7,300 target that the LBC has set for the Opportunity Area. However, alongside this, additional pressure on 
existing facilities such as primary schools, primary healthcare and other community services are also 
expected. 

 
236. Given the existing capacity of local social infrastructure, without mitigation, the cumulative effects of these 

schemes (on healthcare and education provision in particular) are expected be moderate adverse at the 
local and district level, unless each scheme provides suitable mitigation measures.  

 
237. It is considered that the cumulative schemes will make a significant contribution to the regeneration and 

wider objective of the LBC. Through the development of housing, job creation, the improvement of retail 
provision and new and improved public realm, the cumulative effect on regeneration is expected to be of 
long-term, major, beneficial significance at the local and district level, and of long-term, moderate, 
beneficial significance at the regional level. 

11.  Wind Microclimate  
238. Chapter 11: Wind (Microclimate) (ES Volume I) considers the potential effect of the Proposed Development 

on the wind microclimate of the site, and the immediate surrounding area. 
 
239. The aim of wind assessments is to inform the building design and the landscaped areas of the site, in order 

to mitigate against both discomfort for pedestrians using and passing the site and, in extreme / potentially 
hazardous wind conditions. Wind tunnel testing is the most well-established and robust means of assessing 
the pedestrian wind environment. 

 
240. To determine the potential wind effects associated with the Proposed Development, models of the 

Proposed Development (in different Configurations) have been built to scale and tested within the wind 
tunnel. In total, eleven configurations were tested under a variety of wind directions and speeds and, winter 
(worst case) and summer conditions. These configurations were as follows: 

 
 Configuration 1: Baseline with Existing Surrounds; 
 Configuration 2: Maximum Building Envelope with Existing Surrounds; 
 Configuration 3: Maximum Building Envelope with Cumulative Surrounds; 
 Configuration 4: Minimum Building Envelope with Existing Surrounds; 
 Configuration 5: Illustrative Scheme with Existing Surrounds; 
 Configuration 6: Alternative Residential Tower Configuration: Option A: with Existing Surrounds; 
 Configuration 7: Alternative Residential Tower Configuration: Option B: with Existing Surrounds;  
 Configuration 8: Alternative Residential Tower Configuration: Option C: with Existing Surrounds; 
 Configuration 9: Alternative Residential Tower Configuration: Option D: with Existing Surrounds; 
 Configuration 10: Alternative Residential Tower Configuration: Option E: with Existing Surrounds; and 
 Configuration 11: Alternative Residential Tower Configuration: Option F: with Existing Surrounds. 

 
241. Effects have been classified based on criteria known as ‘Lawson Comfort Criteria’ which are related to the 

Beaufort Scale of wind speeds and so wind conditions for intended outdoor uses, for example, outdoor 
seating, standing and entrances, leisure walking and business walking.  Beneficial effects arise when the 
measured wind speeds are less windy than the existing conditions or for the intended use of the part of the 
site in question. Due to the outline nature of the application, the effect significance has been defined without 
mitigation. 
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242. The existing site experiences a wind microclimate that is suitable for leisure walking, standing/entrance use 
or sitting throughout the year; during the windiest season, one location is suitable for car park/roadway use 
(however this is in an open space situated to the northeast of the site on Wellesley Road). There are five 
locations which experience strong winds.  

Completed and Occupied Proposed Development 

243. The results of the assessment consider the windiest season (typically winter) and the summer season at the 
ground level and at the podium level. The detailed results for all configurations are included in Chapter 11: 
Wind Microclimate and ES Volume III: Appendix E. Of the 11 Configurations tested, of most relevance to 
the assessment of wind microclimate effects are those in relation to Configurations 2 (Maximum Building 
Envelope), 4 (Minimum Building Envelope) and 5 (Illustrative Scheme).  The site suitability for 
Configurations 2, 4 and 5 were found to be as follows: 

 
 Configuration 2: Maximum Building Envelope with Existing Surrounding Buildings- would be 

suitable for sitting, standing, leisure walking and car park/roadway; 
 Configuration 4: Minimum Building Envelope with Existing Surrounding Buildings- would be 

suitable for  sitting, standing, leisure walking and business walking; 
 Configuration 5: Illustrative Scheme with Existing Surrounding Buildings - would be suitable for 

sitting, standing and leisure walking. 
 

Pedestrian Thoroughfares 
 

244. For Configuration 2 wind microclimate conditions within the pedestrian thoroughfares and around the 
Proposed Development are suitable for leisure walking. The significance of the effect on the thoroughfares 
around the site will therefore be of negligible to moderate beneficial significance. 

 
245. For Configuration 4 wind microclimate conditions along pedestrian thoroughfares around the Proposed 

Development are classified as suitable for leisure walking, standing or sitting  which represents negligible 
to moderate beneficial effects respectively.  

 
Entrances 
 

246. For both Configurations 2 and 4 the wind microclimate at all entrance locations is suitable for either sitting 
or standing/entrance use during the windiest season which represents minor beneficial or negligible 
effects respectively. 

Podium Level 

247. During the summer season, the podium requires conditions suitable for sitting. For Configuration 2 the 
majority of locations are suitable for standing entrance uses or leisure walking representing an effect of 
minor to moderate adverse significance. For Configurations 4 and 5 the majority of locations are suitable 
for sitting during the summer representing an effect of negligible to minor adverse significance.   

 
Strong Winds 

  
248. Strong winds are defined as those which were found to exceed Beaufort Force 6 or Beaufort Force 7. In 

Configuration 4, eleven locations were found to experience strong winds; in Configurations 5 and 6 four and 
five locations were found to experience strong winds respectively. In all three Configurations the windiest 
location was at ground level on Wellesley Road, which is an existing windy area, and where occasional 
strong winds are unlikely to cause nuisance to pedestrians. The effects in all three Configurations are 
expected to be of minor to moderate adverse significance. 

 
 
 

Mitigation Measures and Residual Effects 
 
249. When the assessments were undertaken in the wind tunnel the models did not incorporate any mitigation. 

The presence of mitigation such as planting typically has a beneficial effect on the wind microclimate, 
particularly during the summer when deciduous trees and shrubs are in-leaf. Therefore the assessments 
presented represents worst-case, relatively windy, conditions across the site. 

250. For all Configurations the pedestrian thoroughfares and entrances were suitable for their intended use 
during the windiest season, therefore no mitigation is required.  

 
251. There are a number of locations on the podium level, to the west of the residential towers, where the wind 

environment does not meet the sitting criterion defined by Lawson during the summer season and is one 
category windier than desired. 

 
252. The podium is windy because of its elevated location, its proximity to the residential towers and because it 

is a relatively long, open space. The creation of a shelter-belt across the podium will disrupt the winds that 
blow along the podium. In addition, landscaping to create sheltered pockets for people to sit comfortably will 
also be reflected in the landscape plan. However, because the podium is only one category windier than 
desired, based on professional experience, the development of a suitable landscape plan to bring 
conditions down to sitting throughout the summer months will be readily achievable using canopies, trees, 
shrubs and other screens with the intention of satisfying the Lawson Comfort Criterion for sitting during the 
summer season. 

 
253. Following mitigation, it is anticipated that the residual effects will be of negligible to minor beneficial 

significance. 

Combined Effects of the Proposed Development with Other Development Schemes 

254. Configuration 3 considered the Maximum Building Envelope with Cumulative Surrounding Buildings. Again,  
the testing was conducted without any landscape planting on the wind tunnel model or surrounding sites in 
order to test what is considered to be a worst case, i.e. a relatively windy, set of results without mitigation.  

 
255. The cumulative developments included in the wind tunnel testing were selected based on their  proximity to 

the site and are as follows: 
 

 1 Lansdowne Road; 
 9 – 16 Dingwall Street; 
 Centrale Shopping Centre; 
 Philip House 6 Lansdowne Road; and 
 Saffron Square. 

 
256. When compared with Configuration 2, overall the results are very similar, with one location becoming one 

category windier and 3 locations becoming one category calmer. During the summer season when 
conditions are required to be suitable for sitting within the podium, there is a minor adverse effect at 
locations where the wind microclimate is suitable for standing and a moderate adverse effect at a location 
which is classified as suitable for leisure walking, however mitigation measures can be incorporated, as 
discussed above. 

 
257. There are fourteen locations where strong winds are predicted to occur. These results are similar to those 

for the maximum building envelope with existing surrounding buildings, (Configuration 2), and are mainly in 
areas where, during the windiest season, these occasional strong winds are unlikely to cause nuisance. As 
discussed above strong winds are also anticipated at the podium level. Therefore the effects will be of 
minor to moderate adverse significance prior to mitigation. Mitigation to ameliorate the wind environment 
and enhance pedestrian comfort would also reduce or even eliminate occasional strong winds.  
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258. Subsequent to the wind tunnel testing work being undertaken, the LBC requested additional schemes to be 
considered within the cumulative assessment. The influence of these schemes has therefore been 
undertaken using professional judgment. Those considered close enough to the scheme to have a potential 
effect on the wind microclimate at the site include: 

 
 St Georges House (former Nestle building); and 
 29-30 Dingwall Road.   
 

259. It was concluded that these additional cumulative schemes would not significantly alter findings of the wind 
tunnel testing discussed above in the paragraphs above. 

12.  Daylight, Sunlight & Overshadowing 
260. Chapter 12: Daylight, Sunlight and Overshadowing (ES Volume I) considers the potential effect of the 

Proposed Development in terms of: 
 

 Daylight and sunlight amenity to the residential properties which surround the site;  
 Permanent overshadowing to amenity areas and open space within the site; and 
 Transient overshadowing assessment to surrounding properties and amenity areas. 
 

261. The BRE Guidelines establishes a framework in which to consider the effects to adjacent buildings. During 
the design process the team has worked to ensure that the Proposed Development preserves an 
acceptable level of daylight and sunlight amenity to the neighbouring residential buildings. Where 
reasonably possible, efforts have been made to improve or maintain the quality of natural light to the 
properties considered in the assessment. 

 
262.  The BRE Guidelines have been applied in a manner which is in keeping with the context of this dense 

urban environment so that a sensible redevelopment of the site can evolve which accords with the 
objectives of the 2011 London Plan and the aspirations of the LBC for future development of the town 
centre. 

 
263. A quantitative effects assessment has been undertaken of the Maximum and Minimum Building Envelopes 

and of the Illustrative Scheme. Although the Illustrative Scheme is an example of the preferred development 
option for the site, the Maximum and Minimum Building Envelope have been assessed to provide a “stress 
test” to establish a range of effects within which the Proposed Development will fall.  

 
264. The existing baseline position has been assessed using vertical sky component (VSC), no sky-line (NSL) 

and annual probably sunlight hours (APSH) methods, at residential properties which surround the site. 

Demolition, Construction and Refurbishment  

265. The level of effect in relation to daylight, sunlight and overshadowing to the surrounding properties will vary 
throughout the demolition and construction period depending on the level of obstruction caused. The effect 
will almost certainly be less than the final built out Proposed Development as the extent of permanent 
massing increases over the construction period. Detailed daylight and sunlight analysis of the effects over 
the duration of the construction programme has therefore not been undertaken.  

 
266. Light spillage from construction site lighting will be controlled in accordance with the Environmental 

Management Plan and Code of Practice.  

 

 

Completed and Occupied Proposed Development 

Daylight to Surrounding Properties 

267. Throughout all configurations tested (Maximum and Minimum Building Envelopes, the Illustrative Scheme; 
and the further illustrative residential tower configurations) at least 97% of all rooms within each scenario 
will show compliance with either the vertical sky component or no sky-line, representing a negligible effect. 
The only adverse effects occur to the rear of Number 32 North End.  

 
268. In the Minimum Building Envelope and Illustrative Scheme scenarios it is considered that the effects to 

these windows to the rear of Number 32 North End are of moderate adverse significance. However, in this 
instance the daylight is affected in the existing scenario by the close proximity to the neighbouring building. 
This would suggest that it is the surrounding environment rather than the Proposed Development which 
prohibits the availability of direct daylight to these windows in this property. 

 
269. In the Maximum Building Envelope scenario, it is considered that the effects to the windows to the rear of 

Number 32 North End are of major adverse significance. However, this scenario has been included to 
present a worst case position and that due to the limit on the amount of floorspace proposed, the Maximum 
Building Envelope could never be built out in its entirety (refer to Chapter 2: EIA Methodology (ES Volume I) 
for further explanation). 

Sunlight to Surrounding Properties 

270. All of the properties relevant for sunlight assessment show full compliance with the APSH methodology as 
stipulated within the BRE Guidelines 2011. In consideration of this, the sunlight effects to all the surrounding 
properties are considered to be of negligible significance. 

Permanent Overshadowing  

271. There are 9 proposed amenity areas within the Illustrative Scheme which have been assessed for 
permanent overshadowing to establish the amount of sunlight that would be received on 21 March. Of the 9 
amenity areas, 7 areas (77%) would satisfy the BRE Guidelines recommendation that at least 50% of an 
amenity area should experience at least two hours of sunlight on 21 March. Of the two areas which fall 
short of the guidance, they do so only marginally and there is still some uncertainly as to whether the space 
will be openly accessible. In light of the above, the effects of permanent overshadowing are considered to 
be of negligible significance. 

Transient Overshadowing 

272. Transient overshadowing is a purely qualitative assessment and is designed to plot visually the times of 
year an area of amenity space will see additional overshadowing to that permanent overshadowing created 
as a result of the Proposed Development.  

 
273. When a comparison is made of the transient overshadowing between the existing baseline and that with the 

Maximum Building Envelope in place for the suns highest, lowest and mid height altitude, overall, transient 
overshadowing effects are considered to be of negligible significance. Additional transient overshadowing 
studies against the Minimum Building Envelope and Illustrative Scheme have not been undertaken given 
that the effects are likely to be substantially less than the effects defined under the Maximum Building 
Envelope. Therefore the effect under all development scenarios is considered to be of negligible 
significance.  

Combined Effects of the Proposed Development with Other Development Schemes 

274. The closest and most applicable consented scheme in relation to cumulative daylight, sunlight and 
overshadowing is located to the east of the site at 1 Lansdowne Road.  
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275. When considering the combined effects of the Proposed Development and the 1 Lansdowne Road scheme, 
there are no residential receptors along Wellesley Road to consider, and those residential receptors along 
North End Road are a sufficient distance away from the Proposed Development to not create any adverse 
daylight and sunlight conditions to the rooms, and so have a combined effect.  

 
276. When considering the potential effect of the Proposed Development on the 1 Lansdowne Road scheme, the 

Minimum Building Envelope and Illustrative Scheme will have a negligible effect in relation to daylight. With 
regard to sunlight, the results show that 36/53 (67.9%) will fully comply with the sunlight methodology within 
the BRE Guidelines. Where deviation from the guidance is noted, 8/17 windows will experience retained 
values above 20 APSH, typical of a built urban location and therefore the effects to this property are 
considered to be of moderate adverse significance. 

13.  Electronic Interference 
277. Chapter 13: Electronic Interference of the ES (Volume I, February 2013) presents an assessment of the 

potential effects of the Proposed Development on digital and satellite television (TV) reception.  
 
278. Areas where digital terrestrial and satellite TV reception has the potential to be adversely affected by the 

Proposed Development are within the shadow cast by the Proposed Development. Radios, mobile 
telephone signals, wireless networks and emergency service communications are not considered to be 
affected by the Proposed Development due to the signals serving these networks being able to bend 
around obstructions and so have not been considered further within the electronic interference assessment. 

 
279. A quantitative effects assessment has been undertaken of the Maximum and Minimum Building Envelopes 

and of the Illustrative Scheme. In addition, a qualitative assessment, based on professional judgement, has 
been undertaken to assess a number of other possible residential tower configurations. 

 
280. Digital Terrestrial TV signals in the vicinity of the site are provided by the Crystal Palace transmitter located 

approximately 5.6km north-north-east of the site. There is also a small relay transmitter on a tower block 
circa 1km to the south-south-west of the site called Croydon Old Town.  

Potential Effects to Electronic Interference 

281. A physical survey of housing in the predicted shadow area was carried out on May 24th 2012. Generally 
reception of terrestrial signals is difficult in the area due to existing tall buildings in the city centre. This is 
demonstrated by the fact that most of the housing immediately to the south-south-west of these tall 
buildings have their rooftop terrestrial aerials pointed to an ‘out-of-area’ transmitter at Reigate in an effort to 
get a service. There are no households using the Reigate transmitter to the north-north-east of the site and 
therefore no properties are at risk of losing their digital terrestrial signals. 

 
282. Figure 17 illustrates the shadows cast by the Minimum Building Envelope and Maximum Building Envelope 

and Figure 18 shows the shadow cast by the Illustrative Scheme. The shaded area identifies the site. The 
area enclosed by the contour identifies where viewers of terrestrial TV services are at risk of degraded 
reception. The cross shows the location of the Croydon Old Town transmitter. 

 
283. Across the shadow area cast by the Maximum Building Envelope, satellite dishes are present on about 80% 

of homes, and on 65% of homes that have Crystal Palace aerials. It has been assumed that all dwellings 
with external roof-mounted TV aerials will be using those signals as their main source of viewing TV 
programmes. As a result, the figures presented in terms of the number of potentially adversely affected 
dwellings are a worst case estimate of the number of dwellings likely to be actually affected. 

 
284. For both the Maximum Building Envelope scenario and the Illustrative Scheme, the predicted shadow from 

the Crystal Palace transmitter will lie south-south-west of the site and extend for about 1.7km. Under the 
Minimum Building Envelope scenario, the shadow is expected to extend for 0.65km. 

 
285. For the Maximum Building Envelope scenario within the first 0.7km of the shadow, 50 terrestrial aerial 

installations currently using the Crystal Palace signals are predicted to lose significant amounts of terrestrial 

TV signal. Of these 50, 38 also have satellite dishes. For the remaining 1.0km of the shadow there are 25 
terrestrial aerial installations using the Crystal Palace signals that are predicted to lose moderate amounts 
of terrestrial TV signal and they may not suffer from reduced picture quality if they have an above-average 
aerial setup. Of these 25, 11 also have satellite dishes. 

 
286. Under the Minimum Building Envelope scenario, there are 3 terrestrial aerial installations using the Crystal 

Palace signals that are predicted to lose significant amounts of terrestrial TV signal. None of these 3 
properties have satellite dishes. 

 
287. Under the Illustrative Scheme, within the first 0.7km, 39 terrestrial aerial installations using the Crystal 

Palace signals are predicted to lose significant amounts of terrestrial TV signal. Of these, 35 also have 
satellite dishes. For the remaining 1.0km there are 10 terrestrial aerial installations using the Crystal Palace 
signals that are predicted to lose moderate amounts of TV signal and they may not suffer from reduced 
picture quality if they have an above-average aerial setup. Of these 10, 7 also have satellite dishes. 

 
288. Domestic satellite dishes are oriented to the south-east. The satellite shadow cast by the Maximum Building 

Envelope will lie to the north-west. There are 6 dwellings on the corner of Poplar Walk and North End that 
currently have domestic satellite dishes and these will be at risk of losing their service. The satellite shadow 
is not predicted to reach any dwellings under the Minimum Building Envelope scenario or the Illustrative 
Scheme. 

Figure 17   Areas of Potential TV Reception Interference cast by the Maximum Building Envelope ( 
left) and Minimum Building Envelope (right). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Alternative Tower Configurations 

289. In addition the electronic interference assessment has considered a number of other illustrative residential 
tower configurations. The illustrative residential tower configurations have been derived through production 
of alternative massing combinations of the four residential towers presented within the Illustrative Scheme. 
These configurations are shown in Figures 8 to 11 of this NTS.  
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290. The tower configurations which would have the greatest potential to interfere with domestic satellite 
reception would be where the most northerly tower is the tallest, where it would have the greatest potential 
to affect the 6 dwellings on the corner of Poplar Walk and North End. Of the alternative tower configurations 
considered, configurations D and F would have the greatest potential effect. Concerning terrestrial TV 
reception from the Crystal Palace transmitter, the various scenarios will affect TV aerial installations 
between the number affected under the Maximum Building Envelope scenario (75 installations) and the 
Minimum Building Envelope scenario (3 installations) with the Illustrative Scheme offering a good indication 
of the most likely effect i.e. an effect on 49 TV aerial installations. 

Figure 18   Areas of Potential TV Reception Interference cast by the Illustrative Scheme. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Mitigation Measures 

291. For dwellings that could potentially have their terrestrial signals affected, mitigation measures will include 
upgrading the existing aerials by increasing their height and/or gain, or providing a non-subscription satellite 
service that is supplied by either the BBC or ITV (called ‘Freesat’) or ‘Sky’ for a one-off cost. In the event 
that mitigation for a particular block of flats is the provision of a non-subscription satellite service, then only 
one dish will be required to replace the single rooftop terrestrial aerial. However, a satellite set top box will 
have to be provided for each separate flat.  

 
292. Suitable mitigation for those dwellings where domestic satellite reception is affected by the Proposed 

Development would include moving the dishes to the north end of the affected properties and/or raising the 
dishes on poles.  

Residual Effects to Electronic Interference  

293. Following the implementation of the mitigation measures as outlined above for those aerial installations 
(terrestrial and satellite) that are potentially affected by the Proposed Development, there are considered to 
be no effects to (terrestrial and satellite) aerial installations. 

Combined Effects of the Proposed Development with Other Development Schemes 

294. Consideration has been given to the potential for cumulative effects to electronic interference associated 
with the other surrounding ‘cumulative schemes’.  The cumulative effect conclusions apply irrespective of 
whether the Proposed Development is considered in relation to the Maximum Building Envelope, the 
Minimum Building Envelope or the Illustrative Scheme.   

 
295. Cumulative schemes considered are those located within the predicted shadow as well as those to the 

north-north-east that might block the TV signals to the Proposed Development. These are: 
 

 Development at the junction of Wandle Road and Scarbrook Road; 
 Randolph and Pembroke Houses (Wellesley Square);  
 1 Lansdowne Road;  
 The Centrale Shopping Centre; and 
 29-30 Dingwall Road. 
 

296. Following a review of these schemes, the shadows they cast are considered to be relatively minor within the 
shadow cast by the Proposed Development, or would not overlap with the shadow cast by the Proposed 
Development. In conclusion, no cumulative effects have been identified.  

14.  Ground Conditions 
297. Chapter 14: Ground Conditions of the ES (Volume I) presents an assessment of the potential likely effects 

of the Proposed Development on ground conditions and hydrogeology. 
 
298. Readily available information has been reviewed and collated to establish the current ground conditions and 

hydrological baseline conditions of the site.  
 
299. The review of the baseline conditions has allowed for the identification of the potential sources of historic 

and current land contamination across the site. The ground conditions assessment has given consideration 
to effects associated with:  

 
 Potentially contaminated land (in the context of demolition, construction and refurbishment works and 

once the Proposed Development is complete and operational); 
 Potential for ground movements; 
 Unexploded ordnance ;  
 Underground structures / obstructions on-site; and 
 Potential geotechnical aspects e.g. land stability and ground gas. 

Demolition, Construction and Refurbishment 

300. All effects related to ground conditions throughout the demolition, construction and refurbishment works of 
the Proposed Development can be mitigated to an acceptable level of significance through industry 
recognised standards and best practice measures. 

 
301. Intrusive site investigation work will be undertaken to identify any significant areas of contamination and soil 

sampling and testing will be undertaken to classify and dispose of waste soils. Following this, an 
appropriate level of mitigation will be implemented.  

 
302. These mitigation measures will be managed through the site specific Code of Practice and Construction 

Logistics Plan, Environmental Management Plan, Site Waste Management Plans, Emergency Response 
Pans and Health and Safety Plans. These plans will all be completed by the principal contractor/s and sub-
contractors prior to the commencement of construction activities on site. 
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Completed and Occupied Proposed Development 

303. Potential effects have been derived by assessing the risks to human health and the environment (pre-
mitigation). Potential effects of the operational stage of the Proposed Development could be related to: 

 
 Potential for land settlement – effect on new materials and built structures, utilities and infrastructure; 
 Lowering of water levels in Secondary A aquifer; 
 Effect on human health as a result of direct contact, dermal uptake, dust and inhalation from new 

activities on site; spillage of fuels in car parks; leakage from fuels / solvents, such as from the plant / 
boiler rooms; spillages of waste / oils from new land uses etc; 

 Pollution and degradation of water quality of the underlying groundwater from new activities on-site; 
and 

 Potential for settlement of buildings / undermining foundations. 
 

304. In order to avoid, reduce and minimise any significant adverse effects on the ground conditions across the 
site throughout the operation of the Proposed Development, a number of mitigation measures and 
management controls have been identified which will either be incorporated into the detailed design of the 
Proposed Development or implemented through estate management plans and procedures. This 
substantially reduces the potential for significant adverse effects to / from ground conditions during the 
operational lifetime of the Proposed Development and minimises the need for active controls during 
occupation. 

Mitigation Measures 

305. Mitigation measures to render any significant effects of the completed and occupied Proposed Development 
to residual effects of negligible significance include: 

 
 Further site investigation work to inform the foundation design, and to ensure that it is appropriate for 

the ground conditions on site. The basement will be designed with appropriate ventilation to negate 
any residual risk of ground gas. 

 The drainage systems within the car park areas will be designed to incorporate water and oil screens 
and traps and the surface water drainage system will comply with current regulations. The 
commercial uses on site will also adhere to statutory and best practice waste regulations, and will 
have and adhere to Safety Protocols, Plans and Procedures with respect to the storage and use of all 
fuels, chemicals and wastes and emergency spillage plans.  These will be managed within an 
Environmental Management System which will be put in place as part of the estate management. 

Residual Effects to / from Ground Conditions 

306. Following the implementation of the mitigations measures outlined above, the resultant significance of the 
residual effects from the operation of the Proposed Development (to the sensitive receptors) in relation to 
ground conditions will be of negligible significance. 

Combined Effects of the Proposed Development with Other Development Schemes 

307. Consideration has been given to the potential for cumulative residual effects to ground conditions from other 
surrounding ‘cumulative schemes’ in conjunction with the Proposed Development.  Provided that the 
requirements of relevant policy and legislation relating to land contamination and remediation are adopted 
in design and that appropriate mitigation measures are applied, it is considered that the residual cumulative 
effects on geotechnical and environmental ground conditions will be of negligible significance. 

 
308. Should remediation of sites occur in the redevelopment process due to identified contamination, this will 

contribute to the beneficial effect of reducing the stock of contaminated land within the LBC. 
 
 

15.  Water Resources, Drainage & Flood Risk 
309. Chapter 15: Water Resources, Drainage and Flood Risk of the ES (Volume I) addresses the likely effects of 

the Proposed Development upon water resources, drainage and flood risk. 
 
310. The site lies within the Environment Agency Flood Zone 1 which is classified as an area at low risk from 

river or sea flooding. A Flood Risk Assessment has been prepared for the Proposed Development and is 
provided in ES Volume III, Appendix G. 

 
311. A review of the baseline conditions of key water resources has been carried out by a desk based study and 

consultation with the Environment Agency, Thames Water and the LBC.  The following water resources 
have been identified as key potential receptors to the Proposed Development: 

 
1. The River Wandle; 
2. Shallow Groundwater; 
3. Deep Groundwater; 
4. Water Supply Network; and 
5. Foul and Surface Water Drainage. 

Demolition, Construction and Refurbishment 

312. Potential pollution sources arising from demolition, construction and refurbishment activities that have the 
potential to effect surface water, groundwater and drainage networks include: 

 
 On Site Historical Land Contamination - Mobilisation of Contaminated Land; 
 Leaks and Spillages; 
 Suspended Sediments; 
 Construction Processes and Other Subsurface Works; 
 Concrete and Cement Products; 
 Introduction of New Materials / Structures Causing Mobilisation of Aggressive Ground; 
 Increase in Water Usage; and 
 Increase in Wastewater Discharged Off-Site. 

313. All of the potential effects relating to water resources during demolition, construction and refurbishment can 
be mitigated to an acceptable level of significance through industry recognised standards, best practice 
guidance and by using the most appropriate demolition and construction techniques.  

 
314. Mitigation measures to reduce the potential effects include storing any oils, fuels and chemicals on an 

impermeable base with a protective bund surrounding it, installing oil interceptors before any discharge into 
the foul drainage network, use of silt traps and fences to prevent uncontrolled releases of sediments, hand 
digging techniques when excavating in any area close to existing drainage networks, pre-mixing concrete 
before delivering to site, use of recycled water for wheel washing and flushing of site toilets and gathering 
run-off water in a series of settlement tanks to allow solids to settle in the bottom before the water enters the 
drainage system. Full details of all the mitigation measures can be found in Chapter 15: Water Resources, 
Drainage and Flood Risk of the ES (Volume I, February 2013).  

 
315. Once mitigation measures are taken into account, the effects on water resources from the demolition, 

construction and refurbishment phase of the Proposed Development are considered to be largely of 
negligible significance with the effects of increased water demand and wastewater generation anticipated 
to be of minor adverse significance during periods of intense construction activity. 
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Completed and Occupied Proposed Development 

316. The Proposed Development, once completed and occupied, may potentially cause effects to surface water, 
groundwater and drainage networks through the following: 

 

 Leaks and Spillages - spillage of contaminating material, for example fuels and oils, which could 
potentially be released to ground and surface waters; 

 Contamination– Contamination of groundwater associated with leaks from the drainage network; 
 Water Supply / Demand - Increased pressure on local water supply resources (deep groundwater); 
 Wastewater Generation -  Increased pressure on the local sewer network capacity; and 
 Flood Risk – changes to the extent of flood risk on site and surrounding area. 
 

317. The majority of potential effects on water resources resulting from the completed and occupied Proposed 
Development can be mitigated through industry recognised standards and best practice measures.  Full 
mitigation measures are presented in Chapter 15 Water Resources, Drainage and Flood Risk of the ES 
(Volume I, February 2013).  They include mitigation measures such as speed limits and road markings, 
procedures during delivery or movement of materials to reduce spillages from vehicles, damp proof 
membranes to protect groundwater from contamination, water efficient fixtures and fixings to reduce 
demand on water supply and the installation of sustainable drainage systems (SUDS) to reduce the surface 
water flood risk. 

 
318. Residual effects from the Proposed Development with regard to the available capacity within the 

downstream foul sewerage system and the supply of water are assessed as being of short-term, minor 
adverse significance. However, it is assumed that, in the long-term, Thames Water will ensure adequate 
water supplies and drainage capacity in accordance with its duties. The long term effects to water supply 
and the sewerage network are considered to be of negligible significance. The completed Proposed 
Development will also have an effect of minor beneficial significance on flood risk through the 
incorporation of SUDS into the design of the landscaping strategy. 

Combined Effects of the Proposed Development with Other Development Schemes 

319. Cumulative effects to water resources during demolition and construction processes could be caused by the 
generation and release of sediments into the combined sewer drainage network, spillage and leakage of 
oils and fuels, leakage of wet concrete and cement and disturbance of contaminated land and foul drainage.  
Providing the appropriate mitigation and control measures are followed, any cumulative effects on the 
area’s water resources are considered to be of negligible significance during demolition, construction and 
refurbishment.  

 
320. During operation it is possible that increased foul drainage from other consented developments elsewhere 

in the surrounding area, combined with the increased foul drainage from the Proposed Development, could 
result in a moderate adverse short term effect on the sewer system and downstream sewage treatment 
works.  For many new developments, the increase in foul flows may be offset by a reduction in the volume 
of surface water being discharged to the sewer network (in accordance with the requirements of the London 
Plan to reduce surface water runoff from a site by 50%). 

 
321. An increase in water supply requirements at the site, coupled with increased requirements at other 

consented developments in the vicinity may put pressure on sources of water supply in the area (e.g. rivers, 
reservoirs and groundwater supplies), and may lead to a moderate adverse short term effect to any 
sources of water supply. However, it is assumed that, in the long-term, Thames Water will ensure adequate 
water supplies and drainage capacity in accordance with its duties. The long term cumulative effects to 
water supply and the sewerage network are considered to be of negligible significance.   

 
 

16.  Archaeology (Buried Heritage Assets) 
322. Chapter 16: Archaeology of the ES (Volume I, February 2013) assesses the likely effects of the Proposed 

Development on buried heritage assets (archaeological remains). A desk based assessment has been 
carried out in order to determine the archaeology potential of the site. 

 
323. There are no Scheduled Monuments, Registered Battlefields or Registered Parks and Gardens within the 

study area.  However the southern end of the site is partially located within the Wandle Gravels 
Archaeological Priority Area (APA) the boundary of which extends east to west from Dingwall Avenue to 
North End and the western limit of the site where it turns northwards before continuing east along Poplar 
Walk and the northern boundary of the site. 

 
324. The existing Whitgift Shopping Centre includes a basement extending to a depth of at least 48.30m below 

ordnance datum (OD), and has resulted in extensive ground disturbance beneath the existing shopping 
centre. The construction of the existing basement is almost certain to have removed all potential 
archaeological remains within its footprint.  There is therefore negligible potential for archaeological remains 
within the footprint of the existing Whitgift Shopping Centre. The area of likely previous ground disturbance 
is shown in Figure 19 below. 

Figure 19    Area of Previous Ground Disturbance 
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325. The area beneath the retail premises on North End and George Street frontages is likely to have potential 
for archaeological remains, the potential of which is described below: 

 
 Low potential for the Palaeolithic, Bronze Age, Iron Age and Anglo-Saxon periods; 
 Low to Medium potential for the Mesolithic, Neolithic and Roman periods; 
 Medium potential for medieval remains rising to High in the immediate vicinity of the Whitgift 

Almshouses where archaeological investigations have recorded the remains of a medieval merchants 
house, part of the Chequers Inn, its outbuildings and associated back-land activity; and 

 High potential for post-medieval remains associated with the former buildings and gardens/back plots 
of houses and commercial premises that extended back from the North End and George Street 
frontages.  

 
326. There are five known non-designated archaeological assets that have been identified within the site 

boundary, each of which has either been destroyed by the 1960s construction activity or which provide 
evidence for significant ground disturbance that has destroyed any potential archaeological remains. 

Potential Effects on Buried Heritage Assets 

327. Where there is potential for archaeological remains, the Proposed Development could cause a number of 
direct physical effects including truncation or loss of the resource leading to adverse potential effects during 
the demolition, construction and refurbishment phase of the scheme. 

 
328. Potential effects could arise from:  
 

 Groundworks associated with enabling activities such as the diversion of existing and provision of 
new services and utilities;   

 Demolition of the existing buildings fronting onto North End and George Street including the Allders 
department store; 

 Removal of foundations and sub-surface obstructions; 
 Ground reduction / site clearance; and 
 Piling and groundworks for the construction of retail, leisure and residential properties (including 

extension of the basement footprint). 
 
329. Despite a comprehensive desk based assessment of baseline archaeological conditions, there remains the 

potential risk that demolition, construction and refurbishment works could reveal as yet unidentified or 
unexpected archaeological remains within the site. In order to confirm the results of the assessment a 
phased programme of archaeological investigation will be undertaken, including monitoring and trial 
trenching if required.  

 
330. Any appropriate archaeological investigation or mitigation measures will be undertaken in accordance with 

a Project Design and Written Scheme of Investigation prepared and agreed in advance with EH, the 
Greater London Archaeology Advisory Service (GLAAS) and archaeological advisor for the LBC. 

Residual Effects to Buried Heritage Assets 

331. For the majority of the site the residual effect of the Proposed Development on archaeological remains is of 
negligible significance, due to the presence of the existing basement. The extension of the lower ground 
floor along Wellesley Road is expected to be located within the existing basement area resulting in no 
effect on the archaeological resource of this part of the site.  

 
332. In the southeast corner of the Proposed Development area the lower ground floor extension will extend 

beyond the footprint of the existing basement into the area of known medieval and post-medieval 
occupation along George Street. Construction of the lower ground floor in this area would result in the total 

removal of any surviving and previously unknown archaeological remains. Mitigation in the form of the 
phased programme of archaeological investigation will ensure that adverse effects resulting from the 
Proposed Development are appropriately managed and where possible reduced.  

 
333. Following the implementation of the phased programme of archaeological investigation, the Proposed 

Development will have a negligible residual effect on the five known archaeological assets identified within 
the area.  With respect to potential non-designated archaeological remains that may survive within the site; 
demolition, construction and refurbishment effects will for the most part have either a minor adverse 
residual effect on assets of medium importance or a negligible residual effect on assets of Low importance. 

 
334. Creation of the new lower ground floor which extends beyond the footprint of the existing basement may 

affect any potentially well preserved medieval and post-medieval remains resulting in their complete 
removal. Following mitigation (in the form of archaeological investigation), this would result in a moderate 
adverse effect. This is considered to represent a worst case effect based on the maximum proposed extent 
of the new areas of lower ground floor and the assessed archaeological potential of the site.  

Combined Effects of the Proposed Development with Other Development Schemes 

335. The assessment of the baseline archaeological resource within the study area did not identify any assets 
which extend beyond the site’s boundary and into the footprint of the other developments. The 
developments identified within the vicinity of the Proposed Development will therefore have no direct effects 
on the archaeological assets within the Proposed Development’s site area, resulting in no cumulative effect 
to the archaeological assets identified.  

 
336. The wider archaeological resource of Croydon town centre comprises buried remains which have 

accumulated as a result of human activity since the prehistoric period and the historic development of the 
town since the Roman period.  The individual developments identified have the potential to result in 
localised effects to the wider archaeological resource; however, each scheme will include the provision of 
appropriate archaeological investigation and recording as mitigation measures. As a result, the cumulative 
effects of the other consented development schemes in conjunction with the Proposed Development are 
considered to be of negligible significance. 

17.  Built Heritage 
337. Chapter 17: Built Heritage of ES (Volume I, February 2013) assesses the likely effects of the Proposed 

Development on known built heritage assets. This included the assessment of the likely effect of the 
Proposed Development on heritage assets on the site and in the area around it, comprising Listed 
Buildings, Conservation Areas; and Locally Listed Buildings. The assessment has considered both the 
direct effects on the heritage assets on the site and indirect effects i.e. on those elements of setting that 
contribute to the significance of heritage assets, both on site and in the surrounding area. 

 
338. Identification of heritage receptors has involved a desktop survey to identify relevant heritage assets on the 

site and in the area around it.  Designated heritage assets within a 500m ‘buffer zone’ of the site’s centre 
point were included for initial consideration and non-designated heritage assets in the streets around the 
urban block of the site. The extent of the baseline was then informed by a site visit and further desktop 
research.  

 
339. The significance of built heritage effects of the Proposed Development upon the relevant receptors has then 

been assessed. The significance of effects is determined by two variables; the sensitivity to change of the 
heritage assets being affected and the scale of effect upon the heritage asset’s heritage significance. 

 
340. The assessment has considered three scenarios; the Maximum Building Envelope, the Minimum Building 

Envelope and the Illustrative Scheme (including four further residential tower configurations based on the 
Illustrative Scheme).  

 
341. There are no listed buildings on the site. There are two listed buildings adjacent to the site (within its urban 

block): the Whitgift Almshouses and the Electricity Showrooms and Offices; and one immediately opposite it 
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on Poplar Walk, the Church of St Michael and All Angels. There are a number of grade II listed buildings 
along the core retail streets of the High Street and Crown Hill close to the site.  

 
342. Part of the site falls within the Central Croydon Conservation Area (North End and George Street 

frontages), and there are a number of other Conservation Areas nearby within central Croydon. 
 
343. There are a number of locally listed buildings within the site. These buildings are broadly typical of the 

character of the streets in which they are located and are to be retained in whole, or their facades are to be 
retained (more detail is provided within the Heritage Statement which accompanies the outline planning 
application). In addition there are a large number of locally listed buildings located on North End, George 
Street, High Street, Surrey Street, Middlesex Street, Bell Hill, London Road and Station Road. These are 
typical 19th and 20th century buildings for the time, developed in an expanding commercial centre. 
 
Potential and Residual Effects to Built Heritage Assets 
 
Demolition, Construction and Refurbishment  
 

344. Activity relating to the demolition, construction and refurbishment works of the Proposed Development will 
have a direct physical effect (requiring consent) on two heritage assets. These are numbers 5 and 9a 
George Street. Sufficient measure will be put in place during works on site to secure the facades and 
safeguard these buildings. With regards to the flank and party walls of other locally listed buildings and 
statutory listed buildings, minor repairs may be necessary following demolition of the Whitgift Shopping 
Centre but this will be temporary and sensitive to their heritage significance.  Method statements will be 
prepared and agreed with the LBC on repair work and works to secure heritage assets on site during 
demolition, construction and refurbishment works. 

 
345. The effects of demolition, construction and refurbishment works on the setting of heritage assets will be 

temporary and will have no significant effect on the heritage significance of the asset. The effect on different 
heritage assets will vary during the different phases of works subject to the location and nature of activity on 
the site. The residual effect however will be of negligible significance and neutral in all scenarios. 

 
Completed Development Proposed Development 
 

346. The Proposed Development will, with the exception of once instance, have no negative direct potential 
effects on any heritage assets as a result of any of the scenarios considered. The residual effects will be 
permanent and long term and to the benefit of the town centre, Central Croydon Conservation Area and the 
statutory and locally listed buildings in and adjoining the site or in the streets nearby. In all but one instance 
the residual effect is neutral or beneficial. 

 
347. There is one instance where the effect is potentially adverse, which is the setting of the Church of St 

Michael and All Angels. The Design Guidelines and national and local planning policies will ensure an 
appropriate design so that the overall effect will be neutral. This only occurs in relation to the Maximum 
Building Envelope and illustrative residential tower configurations B and D.  

 
348. The Parameters Plans and Design Guidelines are such that the design quality of the Proposed 

Development and its aspirations to improve the retail offer on site are in line with national planning policy, 
sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with 
their conservation; making the most of the positive contribution heritage assets can make to sustainable 
communities including their economic vitality; and the desirability of new development making a positive 
contribution to local character and distinctiveness. 

 
 
 
 

Combined Effects of the Proposed Development with Other Development Schemes 
 
349. The schemes considered within the cumulative effects assessment will further complement the existing 

character of the town centre and do not alter the assessment of effects to built heritage assets as 
summarised above.  No adverse cumulative effects have been identified.   

18.  Townscape & Visual Effects 
350. The townscape and visual effects assessment is provided in ES Volume II: Townscape and Visual Effects 

Assessment (February 2013). It assesses the effect of the Proposed Development on the townscape and 
visual environment of the site, and within the wider areas and views affected by the Proposed Development. 

 
351. All scenarios of the Proposed Development are considered within the townscape and visual effects 

assessment i.e. the Maximum Building Envelope, Minimum Building Envelope and Illustrative Scheme. 
 
352. The 26 views included in the study were selected by the project team, with agreement from the LBC. Where 

relevant, the views considered include standard assessment points defined by the Mayor of London and the 
LBC. 

 
353. The views considered were as follows: 
 

 1: Ross Road; 
 2: Pollards Hill; 
 3: London Road; 
 4: St James / Wellesley Road; 
 5: Wandle Park environs (Theobald Road); 
 6: Purley Way Playing Fields; 
 7: Addington Hills; 
 8: George Street; 
 9: Park Lane; 
 10: Fairfield Gardens; 
 11: High Street; 
 12: Almshouses; 
 13: North End – towards Clocktower; 
 14: West Croydon Station; 
 15: Lansdowne Road; 
 16: East Croydon Station; 
 17: Addiscombe Road; 
 18: St Michael’s Church – towards the church; 
 19: St John’s Road – towards the parish church; 
 20: Parsons Mead; 
 21: Lennard Road; 
 22: Queens Gardens; 
 23: Pak Hill; 
 24: Norwood Grove; 
 25: Farthing Downs; and 
 26: Biggin Wood. 
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354. The existing buildings on site currently have a detrimental effect on local views. With consideration to all 
scenarios, the Proposed Development will bring significant improvement to the existing buildings on site in 
terms of form, scale and urban design. 
 
Completed Proposed Development 

 
355. The Maximum Building Envelope and Illustrative Scheme will result in the greatest effect upon views. 

However, the residential towers along Wellesley Road will effectively provide a focal point and the varying 
heights of the towers would be beneficial in introducing variety and interest to the skyline. As such, the 
Proposed Development will not adversely affect designated panoramas, local views or landmarks. 

 
356. Under the Maximum Building Envelope and Illustrative Scheme, the provision of the residential towers 

along Wellesley Road will reinforce the dominant character of the character areas in which the Proposed 
Development is located. 

 
357. As shown in Table 2, the effects of the Proposed Development would be beneficial or would be neutral in its 

effect on nearby townscape character areas under the Minimum and Maximum Building Envelopes and in 
the Illustrative Scheme. Under all the scenarios considered, the Proposed Development’s massing strategy 
would represent a significant improvement on the existing situation and the Proposed Development would 
have significant urban design benefits.  
 
Combined Effects of the Proposed Development with Other Development Schemes 

 
358. Under all scenarios, the Proposed Development will relate successfully to the cumulative schemes. In 

combination with the Saffron Square and 1 Lansdowne Road schemes, the Proposed Development will 
contribute to reinforcing the vicinity as a principal area for tall buildings in central Croydon and, under all 
scenarios, introduce variety in the form and heights of buildings. 

 
359. New tall buildings have been shown to contribute positively to local streetscape and to the settings of listed 

buildings and conservation areas in the City of London and Canary Wharf. It is considered that the 
Proposed Development would achieve a similar effect in Croydon, and as such, with an exception to the 
Maximum Building Envelope (in relation to effects upon views and the townscape settings of heritage 
assets), all scenarios of the Proposed Development will result in significant improvement to the overall 
quality of townscape and architecture in central Croydon.  

19.  Effect Interactions & Cumulative Effects Assessment 
360. Chapter 19: Effect Interactions and Cumulative Effects Assessment of the ES (Volume I, February 2013) 

presents an assessment of the potential for combined cumulative effects i.e. the combined effect of 
individual effects arising as a result of the Proposed Development, for example effects in relation to noise, 
airborne dust or traffic impacting on a single receptor.  The assessment concludes that there is the potential 
for both beneficial and adverse combined cumulative effects.   

 
361. The adverse combined cumulative effects tend to occur throughout the demolition, construction and 

refurbishment works of the Proposed Development.  Adverse combined cumulative effects have the 
potential to impact upon:  

 
 Existing Residential Properties Adjacent to / in Proximity to the Site – primarily along Walk, North 

Road, George Street and Wellesley Road;  
 Existing Commercial Properties and Local Businesses Adjacent to / in Proximity to the Site – 

primarily along Walk, North Road, George Street and Wellesley Road; 
 The Whitgift Shopping Centre – Employees, Shoppers and Visitors (General Public) to the Whitgift 

Shopping Centre; 
 Pedestrians / Passersby, Cyclists and Road Users; and 
 Built Heritage. 

 
362. Individual effects that have the potential to interact are largely related to road traffic, noise and vibration and 

air quality emissions; emissions of dust, particulates and gases as a result of demolition, construction and 
refurbishment activities; and amenity of and accessibility to the pedestrian and cycle network. The different 
stages of the works i.e. demolition stages or construction stages will generate different effect magnitudes.  
For example, dust effects are potentially more significant throughout the demolition stages than throughout 
the construction stages of the works.  As such, whilst there is the potential for combined nuisance effects 
throughout the demolition, construction and refurbishment stages of the project, the magnitude of the 
effects will vary depending on the stage of works.  

 
363. Whilst there is the potential for adverse combined nuisance effects to last the duration of the demolition, 

construction and refurbishment programme, albeit transient in terms of the affected areas and hence 
receptor, the adverse combined nuisance effects are inherent to this scale of redevelopment - they will be 
managed through the mitigation commitments stated within Chapter 6: Demolition, Construction and 
Refurbishment of the ES (Volume I, February 2013) and within the relevant technical chapters of the  ES. 
These will be incorporated into an Environmental Management Plan for each Stage of the works. In addition 
to the Environmental Management Plan, the LBC’s Code of Practice for Demolition and Construction and 
the site specific Construction Logistics Plan will be adhered to as far as is reasonably practicable.   

 
364. Through the Environmental Management Plan and the Construction Logistics Plan and adherence to the 

Code of Practice requirements, the combined effect of individual effects on any of the identified sensitive 
receptors will be minimised as far as is reasonably practicable, primarily through the use of Best Practicable 
Means. 

 
365. In conclusion, combined cumulative effects to the above listed five receptors / receptor groups are 

considered to be of minor – moderate adverse significance throughout the demolition, construction and 
refurbishment works of the Proposed Development.   

 
366. On completion of the Proposed Development there is the potential for beneficial combined cumulative 

effects to: 
 

 New / Introduced Residential Properties as part of the Proposed Development; 
 The Whitgift Shopping Centre – Employees, Shoppers and Visitors (General Public) to the Whitgift 

Shopping Centre; 
 Pedestrians / Passersby, Cyclists and Road Users. 

 
367. The only potentially adverse combined cumulative effects relates to air quality and socio-economics in 

relation to the existing residential uses and new / introduced residential properties as part of the Proposed 
Development.  It is not considered that a 'small' magnitude of change to air quality will be perceptible to the 
general public, or should detract users and occupants of the site from certain areas of the Proposed 
Development, such as the play areas and open space. It is therefore anticipated that the socio-economic 
effects should remain as minor beneficial in significance when taking into account the combined 
cumulative effect with air quality.  

 
368. The major beneficial effect of the provision of new housing in this part of the LBC, coupled with the major 

beneficial effect of employment creation and effect on the local economy plus the wider regeneration 
benefits associated with additional household and employee spending and increased safety / decreased 
crime could be considered by the LBC to outweigh the minor adverse effect associated with air quality.   
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Table 2   Summary of Townscape Effects, under the Minimum and Maximum Parameters, 
Illustrative Scheme and Cumulative Schemes 
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20. Residual Effects & Conclusions 
 

369. Croydon’s town centre retail and office market have declined significantly over recent years and it has high 
levels of vacant commercial floorspace, local residents are going elsewhere to shop and so a huge amount 
of spending is lost to neighbouring centres and central London. Physically, the environment around the 
town centre is weak, with poor linkages and low quality public realm.  The decline of the town centre has 
progressed in line with the deterioration of its once-booming office market. Prevailing social issues, 
including crime and fear of crime, have damaged Croydon’s image. Despite these perceptions, Croydon’s 
community has a strong sense of local pride, yet there is a widely-shared feeling that significant change is 
needed to stop the town centre’s further decline.  

 
370. The new retail centre would include an improved offer attracting more aspirational retailers, a new anchor 

store, such as John Lewis, and a range of leisure uses and restaurants. In addition the Proposed 
Development would include 400 – 600 residential units.  

 
371. In physical terms, the redevelopment of the Whitgift Shopping Centre would create new east-west and 

north-south links, which would re-connect the town centre with the surrounding areas and improve access 
to East Croydon Station. The Proposed Development includes significant public realm improvements and 
will create a series of new public squares around the site.  

 
372. A combination of bringing a new residential community into the town centre, the improved physical 

environment and the introduction of a new leisure uses, which would help balance the evening economy, 
would have a beneficial effect on the perception of crime in the town centre.  

 
373. The Proposed Development will create up to 5,000 new jobs opportunities, increasing the quantity and 

quality of retail floorspace. The Applicant has extensive experience in maximising employment opportunities 
at the local level via construction apprenticeships, jobs brokerage, local recruitment and retail training 
schemes. The Proposed Development therefore represents a major employment opportunity for Croydon 
and would make a positive contribution towards tackling employment related social problems such as 
worklessness and deprivation.  

 
374. Overall, the Proposed Development would increase footfall and retail expenditure resulting in significant 

knock on effects on existing businesses in the area and attract new business to the town centre.  
 
375. Throughout the demolition, construction and refurbishment works, the EIA has identified a number of 

potential temporary adverse effects. These specifically primarily relate to noise and vibration, air quality, 
traffic and transport and water resources.  Permanent adverse effects are identified in relation to 
archaeology. 

 
376. As discussed in Chapter 6: Demolition, Construction and Refurbishment (ES Volume I, February 2013), a 

site-specific Code of Practice and Construction Logistics Plan will be developed in line with the LBC’s 
requirements. The Code of Practice and Construction Logistics Plan will detail the management, monitoring, 
auditing and training procedures which will be followed during the demolition, construction and 
refurbishment works.  

 
377. An Environmental Management Plan will also be drawn up in line with the LBC’s guidance to sit alongside 

and compliment the Construction Logistics Plan, detailing the mitigation measures that will be implemented 
through the demolition, construction and refurbishment works. This will ensure good environmental 
management and reduce adverse nuisance effects. 

 
378. Subject to the implementation of the Code of practice, Construction Logistics Plan and Environmental 

Management Plan, the residual effects resulting from the demolition, construction and refurbishment works 
of the Proposed Development are considered to have been reduced as far as reasonably practicable. A 
minor beneficial effect is assessed in relation to the generation of construction employment. Negligible – 
moderate beneficial effects are seen in relation to the lowering of the stock of contaminated land within the 
LBC. 

 
379. During the completed and operational phase of the Proposed Development, a number of negligible or 

beneficial effects are anticipated whilst limited adverse effects are expected. 
 
380. The EIA has demonstrated that the Proposed Development will result in a number of beneficial effects. 

These include, but are not limited to: 
 

 Provision of residential housing; 
 Generation of employment; 
 Increased local spending and so enhancements to the local economy; 
 Provision of open space and children’s playspace; 
 Flood risk, in particular through the management of surface water runoff; and 
 Wind microclimate effects along pedestrian thoroughfares and at building entrances.   
 

381. Further to the above predicted benefits, beneficial effects are also expected for listed buildings and 
conservation areas within Croydon. The beneficial effects of the Proposed Development will, in many 
ways, enhance the site and contribute to the setting of central Croydon. 

 
382. The Proposed Development will address sustainability through the approach of passive design and energy 

efficiency measures, a CCHP strategy and ecological enhancements, to enhance the site ecology. For 
example, energy efficient lighting and intelligent controls will be utilised, energy metering will be used and 
the installation of green and brown roofs and roof gardens will provide suitable habitat for a range of wildlife. 

 
383. Furthermore, the Applicant is aiming to achieve a Building Research Establishment Environmental 

Assessment Method rating of ‘Excellent’ for the commercial spaces, while a Code for Sustainable Homes 
Level 4 for the dwellings will be targeted. 

 
384. The conclusion from the townscape and visual effects assessment is that the Proposed Development will 

enhance the overall quality of townscape and architecture in central Croydon. The Proposed Development 
does not adversely affect any designated panoramas, local views or landmarks, and will bring beneficial or 
neutral effects to the nearby townscape character, views and townscape settings of the heritage assets. 
The Proposed Development will enhance the site without harming the setting of any heritage assets, and 
will reduce any adverse effects as far as reasonably practicable.  

 
385. The tall buildings of the Proposed Development will contribute positively to local streetscape and will bring 

significant improvement to the existing buildings on site in terms of form, scale and urban design.  
 
386. In conclusion, the Proposed Development is assessed as appropriate in terms of local, regional and 

national policy and is considered to be of an outline design that addresses and responds to environmental 
considerations. It is recognised that the Proposed Development will result in some short term adverse 
effects during the demolition, construction and refurbishment works; however, the benefits of bringing the 
Proposed Development forward, as discussed above are considered to outweigh these. 

 

21. Supplementary Environmental Information Submitted under Regulation 
22 of the EIA Regulations 2011 

 
387. Following submission of the outline planning and conservation area consent applications, a number of 

consultation comments have been received from the LBC, its advisors and various consultees to the 
planning applications. Pursuant to Regulation 22 of the EIA Regulations 2011, the LBC considered that  the 
ES should contain further information. 

 
388. In addition, the LBC also sought clarification on a number of other matters relating to the planning 

applications and ES.   
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389. URS supported by the wider design, consultant and planning teams have prepared a Supplementary 
Environmental Information Report – Regulation 22 and Other Clarifications, dated 13th May 2013 on 
behalf of the Applicant which has been formally submitted to the LBC in support of the outline planning and 
conservation area consent applications.   

 
390. The Supplementary Environmental Information Report – Regulation 22 and Other Clarifications includes the 

following environmental information (submitted under Regulation 22 of the EIA Regulations 2011) which 
either supplements or replaces the environmental information presented within the February 2013 ES, as 
appropriate, the supplementary or replacement information has been discussed throughout this NTS: 

 

Supplementary Environmental Information Location within The Supplementary 
Environmental Information Report – 

Regulation 22 and Other Clarifications 
Further information on the reasoning behind scoping out 
solar glare and light pollution effect assessments from the 
February 2013 ES. 

Part 1 

Explanation of the proposed demolition, construction and 
refurbishment timescales and assumptions underpinning 
the assessment of effects. 

Part 1 

A supplementary effects assessment on an alternative 
approach to phasing of the Proposed Development. 

Part 1 & Part 3 

An update on the strategic highways modelling using TfL’s 
VISSIM and SATURN models. 

Part 1 & TASR2 - Appendix E 

Confirmation of the acceptability of a number of proposed 
highway improvements. 

Part 1 

Confirmation of the level of retail car parking provision. Part 1 
A full update on the assessment of noise and vibration 
effects including supplementary noise baseline information 
to ES Volume III, Appendix D: Noise & Vibration (February 
2013). 

Part 1, Part 4 & Part 6 

A full update on the assessment of air quality effects. Part 1 & Part 5 
Explanation on the assessment of electronic interference 
effects. 

Part 1 

A replacement NTS (this document) to clarify a number of 
points made within the February 2013 NTS, 
improves/updates the summary of the EIA and to updates 
the NTS with the additional environmental information 
submitted under Regulation 22 of the EIA Regulations 
2011. 

Part 1 and Appendix F 

 
391. The Supplementary Environmental Information Report – Regulation 22 and Other Clarifications includes a 

number of clarifications on the February 2013 ES.  Specifically, clarifications are provided in relation to: 
 
 
 
 
 
 
 
 
 

Clarification Location within The Supplementary 
Environmental Information Report – 

Regulation 22 and Other Clarifications 
The consideration of alternatives. Part 2 
Drawings to show the off site highway works proposed as part 
of the Proposed Development. 

Part 2 & Appendix B 

The provision of a Stage 1 Road Safety Audit and information 
relating to the re profiling of Wellesley Road and the Wellesley 
Road underpass and the design of Dingwall Avenue including 
facilities for taxis and drop off points. 

Part 2 & Appendices C and D 

Clarification on the traffic data used in the February 2013 
assessment of road traffic noise and vibration effects (note 
this is now superseded by the replacement May 2013 Chapter 
8: Noise & Vibration which presents an assessment of effects 
based on the most up to date VISSIM and SoLHAM strategic 
highway network flow forecasts). 

Part 2 

Clarification on a typographic error in Chapter 9: Air Quality of 
the February 2013 ES (note this is now superseded by the 
replacement May 2013 Chapter 9: Air Quality which presents 
an assessment of effects based on the most up to date 
VISSIM and SoLHAM strategic highway network flow 
forecasts). 

Part 2 

Clarification on the assessment of wind microclimate effects, 
particularly in relation to effect interactions and cumulative 
effects. 

Part 2 

Clarification on the assessment of electronic interference 
effects. 

Part 2 

Clarification on the assessment of ground conditions and 
water resource effects and the apparent discrepancy between 
the two assessments. 

Part 2 

Clarification on the 250m radius study area applied to the 
assessment of archaeological effects. 

Part 2 

Clarification on the assessment of cumulative built heritage 
effects. 

Part 2 

Clarification on the impact on the ES of the additional Design 
Guidelines in relation to the proposed George Street entrance 
and Grammar School Yard entrance of the Proposed 
Development. 

Part 2 

Clarification on the amount of new car park floorspace 
proposed (correction of an error presented within the February 
2013 ES and other planning application documents).   

Part 2 

 
392. In addition, the Supplementary Environmental Information Report – Regulation 22 and Other Clarifications 

includes a number of clarifications on the planning applications. Specifically, clarifications are provided in 
relation to: 

 
 Viability of the Proposed Development; 
 Provision of affordable housing; 
 Roof level amenity space; 
 Public realm improvements; 
 Treatment of the Grammar School Yard and George Street entrances to the Proposed Development; 
 Construction Logistics Plan; 
 Cycle Strategy; 
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 Location of residential disabled parking spaces in the Wellesley Road multi-storey car park and future 
use of the Whitgift Car Park; 

 Public transport in relation to bus standing space in the town centre; 
 Update on newly adopted local planning policy.   
 

393. All the above clarifications on the planning applications are provided within Part 2 of the Supplementary 
Environmental Information Report – Regulation 22 and Other Clarifications (May 2013). 

 

22. Supplementary Effects Assessment on an Alternative Approach to 
Phasing of the Proposed Development  

 
394. The February 2013 ES assessed  the demolition of approximately two thirds of the site including parts of the 

existing Whitgift Shopping Centre, Allders Department Store and office towers, and construction to provide 
a new shopping centre, leisure, office and community uses and residential accommodation. Approximately 
one third of the site would retain the existing retail stores which would undergo comprehensive 
refurbishment (including some alterations). The ES also considered both on and off site highway works and 
improvements which were proposed to facilitate the development. The February 2013 ES provided an 
assessment of a 4 year continuous construction programme, with concurrent construction of the retail and 
residential elements of the Proposed Development. 

 
395. Following discussions between the Applicant and LBC post submission of the planning application (and 

accompanying February 2013 ES), it is proposed to allow for the Proposed Development to be constructed 
in two phases, which separates the completion of the retail, leisure and offices (as Phase 1) from the 
residential (Phase 2). A supplementary assessment has therefore been produced to consider the 
environmental effects associated with the potential interim period between construction of Phase 1 and 
Phase 2 (referred to as the “Interim Development Scenario”).  

 
396. This assessment forms part of the additional environmental information, submitted by the applicant under 

Regulation 22 of the EIA Regulation 2011. 
 
397. The assessment comprises: 
 

 A summary of the construction programme used in the assessments presented in the February 2013 
ES; 

 A summary of the demolition, construction and refurbishment programme under the ‘Interim 
Development Scenario’; 

 Assessment of the likely significant environmental effects in relation to the Interim Development 
Scenario for each of the technical topics included within of the February 2013 ES and assessment of 
whether there is any change to the assessment results presented within the February 2013 ES. 

 
398. A revised narrative has been produced in order to explain the construction process in the ‘Interim 

Development Scenario’ and provide an update to the narrative provided in Chapter 6: Demolition, 
Construction and  Refurbishment  of the February 2013 ES.  

 
399. With the phased approached allowed for under the ‘Interim Development Scenario’, the commercial 

construction and the residential construction become separated with an approximate construction period for 
each of 48 weeks and 44 weeks respectively. The general sequence and staging of works is in principle 
unaffected, though Stage 2 and as described on page 6-6 of Chapter 6 of the February 2013 ES would be 
separated into retail and residential ‘sub-stages’.  

 
400. Phase 1 of the works will also include some works which will facilitate the bringing forward of Phase 2 at a 

later date. The following works will therefore be completed in Phase 1:  
 

 Construction of all substructure including piles, pile caps and below ground services required for the 
complete Proposed Development; 

 Construction of reinforced concrete cores to roof height of the first phase two storey retail frontages; 
 Construction of first residential floor slab and any transfer structures; 
 Construction to shell and core standard of future residential lobbies, completing the frontage along 

Wellesley Road; 
 Construction of the future residential amenity space slab above the upper car park floor. This slab 

may also provide for temporary uses until such time as it is needed for construction of the residential 
towers; and 

 Temporary works including waterproofing and drainage to first floor residential slab (to act as 
temporary flat roof to retail podium levels) and temporary aesthetic treatment / over cladding to 
revealed party walls.   

 
401. The construction sequence for Phase 2 is again similar to that shown for the residential construction works 

in Chapter 6: Demolition, Construction and Refurbishment of the February 2013 ES (see figure 6-1 and 
figures 6-2 to 6-8). The cores for the residential at ground level will have already commenced in Phase 1 
and the first floor slab established, allowing slip forming of the remaining core heights and completion of the 
building frame without affecting the trade of the retail. 

 
402. In either the continuous or phased scenario, construction work is occurring while at least part of the 

shopping centre is in operation. Construction logistics in the context of an operating shopping centre are 
entirely familiar to those experienced to construction in town centre environments and can be managed 
effectively by the Applicant. 

 
403. Site access arrangements would alter slightly in the ‘Interim Development Scenario’, as contractors would 

take advantage of the retail centre’s now operating service yards for delivery and refuse, and the ‘amenity 
slab’, would be used for craneage and construction compounds (which would then become green space for 
the benefit of residents once phase 2 is complete). 

 
Assessment of Effects 

 
404. A review of each of the impact assessments presented within the February 2013 ES has been undertaken 

and the implications of the ‘Interim Development Scenario’ have been assessed.  
 
405. The assessment has been undertaken using the same methodology as described Chapter 2: EIA 

Methodology of the February 2013 ES. The assessment considers both potential environmental effects 
arising from the demolition, construction and refurbishment phase and during operation of the Interim 
Development Scenario.    

 
406. Following the review and assessment of each of the technical topics presented within the February 2013 

ES, it can be concluded that the residual effects as a result of the Interim Development Scenario will overall 
be similar to those expected under the minimum parameter and continuous construction programme, as 
presented in the February 2013 ES. 

 
407. The potential for adverse environmental effects is likely to be greatest in Phase 1 compared to Phase 2, 

particularly for topics including Ground Conditions, Water Resources and Flood Risk, Archaeology and 
Noise and Vibration. These topics will be unaffected by a phased construction programme contemplated by 
the Interim Development Scenario and have been properly assessed in the February 2013 ES (and in the 
context of Noise and Vibration, within the replacement Chapter 8: Noise & Vibration, May 2013). 

 
408. The sequencing of demolition, construction and refurbishment, and resultant heavy good vehicle trips is to 

be largely unchanged as a result of the phased construction contemplated by the Interim Development 
Scenario. The most intensive construction activities are anticipated to occur in Phase 1. As such the noise 
and vibration and air quality effects as presented with Replacement Chapter 8: Noise and Vibration and 
Replacement Chapter 9: Air Quality for the demolition, construction and refurbishment phase remain valid.  



Redevelopment of the Whitgift Shopping Centre, Croydon – ES Non-Technical Summary, May 2013 

 

 
409. With regard to the construction employment, it is estimated that the same number of construction jobs 

would be created as presented in the February 2013 ES, the only difference under the Interim Development 
Scenario being that the estimate has been split across the two phases.  

 
410. Overall for these topics the potential environmental effects related to a phased construction under the 

Interim Development Scenario will be no greater than that assessed in the February 2013 ES under a 
continuous construction programme. As such it can be concluded that the residual effects presented within 
the within Chapter 19: Residual Effects of the February 2013 ES remain valid. 

 
411. During the Operational Phase the technical topics of the February 2013 ES potentially most affected by the 

Interim Development Scenario are those which assess the scale and massing of the Proposed 
Development and those which consider residential uses on the site.  

 
412. The topics where the scale and massing are most relevant to the assessment of the Interim Development 

Scenario are Wind Microclimate, Daylight, Sunlight and Overshadowing, Electronic Interference and Built 
Heritage. As discussed within the supplementary assessment, the significance of the environmental effects 
associated with each of these topics under the Interim Development Scenario is considered to be of a 
similar level of magnitude to the complete Proposed Development built out to the minimum parameters 
provided for by the outline Planning Application and assessed in the February 2013 ES. 

  
413. In terms of townscape and visual effects of the Interim Development Scenario at each of the receptors (as 

assessed in the ES Volume II: Townscape and Visual Effects Assessment (TVEA) and February 2013 
TVEA Addendum) would be the same overall as that for the minimum parameters in the great majority of 
cases, with the only notable qualitative difference arising from a less strong definition of Wellesley Road  
compared to under the minimum parameters (with Views 8 George Street and View 10 Fairfield Gardens  
being assessed as neutral under the Interim Development Scenario and with no effect on View 16 under the 
Interim Development Scenario. 

 
414. For Traffic and Transport, Water Resources and Flood Risk and Ground Conditions the key difference 

between the Interim Development Scenario and the assessment presented in the February 2013 ES is the 
removal of the residential uses. In each of these topics the removal of these uses is not considered to have 
materially altered the residual effects presented within the February 2013 ES. For Air Quality and Noise and 
Vibration, the residual effects attributable from operational road traffic will be the same under the ‘interim 
development scenario’, as under the completed Proposed Development due to the residential element of 
the being car free.  

 
415. For socio-economics under the Interim Development Scenario none of the effects associated with the 

residential uses, for example housing and demands created by the new residents (e.g. healthcare and 
education) would apply during Phase 1 (retail/ commercial), as these effects would not come forward until 
Phase 2 (i.e. residential).   

 
416. Overall for these topics the potential environmental effects related to a phased operation would be no 

greater than that assessed in the February 2013 ES under the minimum parameters.  
 
417. As such it can be concluded that the residual effects presented within the within the February 2013 ES, and 

Replacement ES Chapters (Chapter 8: Noise and Vibration and Chapter 9: Air Quality) remain valid. 
 
 
END, 13th May 2013 
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