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Croydon TUC Croydon Assembly 

Working group on Local Economy & Housing 

FAIRNESS COMMISSION INTERIM REPORT 

Introduction 

1. A meeting of the Assembly Working Group on the Local Economy and Housing met on 25 November 

and discussed the Opportunity & Fairness Commission’s interim report with respect to those topics.  

2. The working group detects that many of the points submitted to the Commission echo the work 

undertaken by its  convenor as preparation for the report of the Croydon TUC working party assessing the 

Council’s Growth Plan in 2014, and his evidence to the Whitgift Centre CPO Public Inquiry, is echoed in 

the Commission report, which were submitted to the Commission as evidence.  

3. It notes that as a Westfield Director is a member of the Commission and that the interim report 

was adopted unanimously, we assume that Westfield and Hammerson through their Croydon Partnership 

are now committed to only letting units in the planned new Whitgift Centre to employers who commit 

themselves to paying the London living Wage and to the proposed Croydon Employment Charter.  

Welcome Elements 

4. The Working Group welcomes the Commission’s commitment to: 

 The concept of community activism. Collective action in the communities which is akin to the 

labour movements collective action through trade unions in the workplace, Local TUCs have as 

part of their remit engagement with local issues in the areas in which their affiliated branch 

members work and or live. 

 The support for the London Living Wage to ensure that employers give their workers fair pay. 

 The recognition that developers have negative impacts which need to be modified. 

 The emphasis that local people should have priority for the new jobs created in the Borough. 

 The need to develop a diverse economy not totally dependent on offices and retail creating a high 

skill, high wage economy. 

 Support for social enterprises, many of which the labour movement has been linked with over the 

decades, such as the co-operative movement. 

 The need to establish a major high tech incubator. 

 The development of a long term strategy for the arts and culture. This would include the 

contribution already been made by the labour movement owned Ruskin House. 

 Deposit support for private rented tenants. 

 Encouragement of private landlords to continue to house tenants who need to apply for housing 

benefit. 

 Maximum transparency on unused land and support for community land trusts and other forms of 

not for profit ownership. 

 Development of new funding mechanisms to help the Council build new homes and help the 

homeless. 

 The improvement of work experience and job opportunities for local people, young people at 

college and more connectivity between the colleges and businesses to support training needs. 

 The provision of social enterprise provided child care facilities in the new Whitgift Centre. 
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 The need for Councils to have more control over how they spend their funds locally rather than 

being dictated to by Central Government. 

There are obviously practical problems in how these can be achieved and schemes like additional child 

care facilities provided. But this should not prevent the Commission making recommendations. It is for 

the Council,. other public bodies, and businesses to work out the detail. 

There are some aspects of the recommendations that were highlighted in the working group’s 

discussion. 

 Business Improvement Districts should not be encouraged because they are imposed on an area 

with residents have no say, and they have a track record of seeking to take over the management 

and ‘policing’ of public spaces. 

 The proposal for community led programmes to welcome  migrants into the local area needs to be 

more clearly explained. 

 The involvement of Council staff in volunteering should not be encouraged. They are employed to 

deliver services and any work time non service activities will detract from undertaking their jobs. 

With the cuts to the staffing that have already been made and with further staff cuts going to 

implemented from April, staff are already stressed. Many staff who are residents in the Borough, 

and those who are living outside the Borough, are active in organisations as community activists 

and volunteers. Many who live outside the Borough. What is more vital to undertaking their jobs is 

to have closer working relations with local community activists on seeking solutions to the 

problems that exist in the areas. 

  The report confuses ‘community activism’ with volunteering. 

 Attention needs to be given to the cut to the CALAT education centre in Addiscombe and to what 

the strategy should be for Croydon College, given the Council’s proposed redevelopment of its 

buildings, the importance on skills training and whether it would be strengthened by going into 

the London University federation.  

Creating local jobs, tackling the housing crisis 
 
5. There are many issues relating to the local economy and housing which need to be addressed in 
the Commission’s final report. The Croydon Assembly is calling  for a fundamental change of direction on 
the economy and housing.  
 
The Commission should consider what recommendationts to make to Croydon Council on the legislagtive 
changes that will be needed to push things in the general direction it wants Croydon to develop. It should 
consider doing so within a vision for Croydon over the next 3-5 years, as this is more easily understood by 
the public than the 20 year vision from 2016-2036 outlined in the Council’s Local Plan. The Assembly is 
recommending the following. 
 
Construction and Green Industry Jobs  
 
Local authorities should: 
 

 only work with private sector companies which pay at least the Living Wage, recognise trade 
unions, not use zero hours contracts, and support skills development programmes such as 
apprenticeships. 

 

 only use building contractors which recognise trade unions, have not been involved in blacklisting 
trade union activists, pay trade union recognised wage rates, fully comply with health & safety 
requirements, and have apprenticeship programmes that take on local young people.  

 

 establish Direct Labour Building Departments to carry out local housing and public service building 
projects with in-built apprenticeships. 

 

 be required to adopt a public plan showing the types of construction job skill sets needed in 
approved building developments, the timetable when they will need to be utilised in the 
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construction phase, and the number of local people who will need to be trained or re-trained for 
those jobs. 

 
The government should give priority to job creation in the green industries, including in manufacturing 
solar panels and increasing waste recycling, including commercial waste, and increase support to the 
development of social enterprise.  
 
Strengthening the Local Economy 
 
Local authorities should establish local banks and support credit unions and other community finannce 
initiaitives to help build up money that can be re-invested back into their areas.  
 
Local authorities should be allowed to become mortgage lenders again. 
 
Before foreign investors are allowed to purchase land and property or invest in companies in Britain they 
should be required to submit themselves to enquiry to ensure they are not vehicles for illegal monies. 
 
Meeting Local Housing Needs  
 
Legislation should be amended to make it a requirement that all new housing developments submitted for 
planning approval have to show how they meet local need as assessed by the relevant local authority. 
 
VAT should be abolished for renovation projects to give a level playing field with new build.  
 
There should be more provision for new build housing designed for the needs of the elderly and disabled, 
with eldery and disabled people being consulted on the design. 
 
The Government should: 
 

 ensure that the proceeds of ‘the right to buy’ should be invested in building new homes on a one 
to one basis 

 

 legislate for the owners of local authorty, social and affordable housing to have ‘a right not to 
sell’ 

 

 establish a fund to enable local authorities to assist non-residential business users of former 
housing to move into office space above shops or into empty office blocks, and to release the 
buildings back into housing use by the authorities.  

 
Owners of empty housing should be forced to bring them back into use or have them compulsorily 
purchased at a low price if they have been empty for a year or more other than due to absence due to 
work or sickness. 
 
Protecting Tenants 
 
The Government should:  
 

 introduce a national private landlord and lettings agents’ licensing scheme, end subsidies for buy-
to-let, re-introduce private rent controls, end short-term rental contracts, and empower local 
authorities to CPO without compensation properties owned by landlords found guilty of infringing 
repair requirements and tenants rights. 

 

 re-introduce security of tenure for private, local authority, social and affordable housing tenants. 

 

 re-introduce rent controls for pirvate tenancies and end the enforced rises in Council and socila 
housing rents. 
 

Planning Laws 
 
Planning legislation should be amended to: 
 

 improve the ability of local communities to be involved in decision making and to appeal against 
decisions they oppose including major developments, loss of open space and school paying fields. 
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 end the conversion of offices to residential without planning permission to ensure that room sizes 
meet planning requirements. 

 

 increase local authorities’ abilities to reject applications for betting shops, fast food shops and 
other shop uses which local people oppose to prevent them dominating high streets and shopping 
parades. 

 

 increase the enforcement powers of local authorities in respect of infringements of planning 
legislation by enabling them to refuse to validate plannign applications until any enforceable 
infringements are rectified, supported by adequate funding.  

 

 improve the levels of internal and external noise insulation in residential blocks of flats.  
 
Action by Croydon Council 
 
Croydon Council Labour Group should: 
 

 withdraw the Council from its closed partnerships with private developers and end the growth of 
the Croydon corporate state. 

 

 regularly consult with local labour movement, community and voluntary organisations to discuss 
what the local economic and housing needs and priorities are. 

 

 establish District Committees of Councillors and local community representatives to oversee the 
work of Council officers and the budget for each district centre with priorities on the nature of 
house building, conversion and extensions, and protection and promotion of local employment 
schemes. 

 

 undertake an urgent study into the particular problems faced by the groups most prone to 
unemployment with a view to positive assistance to helping those who can into work, especially in 
the construction, digital and green sectors. 

 

 undertake an urgent study on the skills needed by young people to fill a range of vocational and 
professional jobs. 

 

 negotitate for the ring-fencing for its residents of jobs being created in Croydon.  
 

 undertake a publicly open scrutiny review into the economic effects of the CCURV project with a 
view to either turning it to more positive uses as a vehicle that will provide employment 
workspace that is affordable to SMEs, start-up and ‘social’ economy businesses, or to wind it up. 

 
The Local Plan 

The working group discussion has highlighted a number of difficult issues that are facing Croydon and are 

partly highlighted in the proposed Local Plan. 

 The predicted population growth requires  a minimum of 31,730 new homes, mostly to meet the 

needs of existing residents. 

 c.9,500 of these new homes are planned for the Opportunity Area. However most of the new 

homes cannot be afforded by local residents, and therefore do not make a contribution to meeting 

local need. This means that most of the 9,500 will have to be provided elsewhere if local needs 

are to be met. 

 c.10,000 new homes are envisaged for the urban North of the Borough which will further intensity 

population density, and the resultant stresses on public services, transport, car parking, noise, 

etc.  

 c.10,000 new homes are envisaged for the South but there are problems because of requirements 

to limit will be tensions between those who support and those who oppose building on 

Metropolitan Open Land and the Green Belt. 

 Given the shortage of sites, and regardless of whether people support or oppose tower blocks, it 

needs to be realised that the higher they go the more expensive they become and therefore the 
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developers seek to provide the ‘affordable’ housing units elsewhere. Yet the Council does not 

appear to have safeguarded any sites for such ‘affordable’ homes. Unless sites are safeguarded 

other developers could buy them up. 

 There are doubts about whether the proposed environmental improvements in district centres are 

more than cosmetic. 

 There is scepticism about the promotion of cycling lanes because they slow down the buses which 

are the main form of transport for those on lower incomes, both workers and the retired, who 

cannot afford a car, or the cost of train fares.  

 The Government requirement that Council housing rents be reduced by 1% a year reduces the 

amount of surplus generated that the Council can put into new house building. 

 The Sustainability assessment reports related to the Local Plan suggest that no significant 

sustainability advances will be made as a result of the Plan, and that the consultants could not 

review certain aspects of the Plan due to lack of or limited data. A series of questions the working 

group convenor submitted to the Scrutiny Environment & Streets Sub-committee review of the 

Local Plan is attached as an Appendix.   

Sean Creighton 

Convenor 

27 November 2015 
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Appendix 

LOCAL PLAN CONSULTATION DOCUMENTS 

Streets & Environment Scrutiny Sub-committee 24 November 2015 

SUGGESTED QUESTIONS AND RECOMMENDATIONS 

QUESTIONS 

School Playing Fields 

1. Why is there no policy to protect school playing fields and grounds from non-educational 

development? 

2.  Given the emphasis on the health and well-being role of open spaces and gardens why is there no 

discussion of the value or pupils of school playing fields for physical activity, day light exposure, gardening 

projects? 

Open Spaces 

3. Why are there no proposals for the development of additional open spaces in North Croydon? 

4. Why are there no proposals for the safeguarding of specific small green spaces across the Borough 

such as at St Helen’s Rd in Norbury?  

Libraries 

5. Why is there no policy for safeguarding library buildings and site proposals for their retention as 

libraries and as community facilities? 

Non-housing use of former housing stock 

6. Why is there no policy and proposals designed to encourage the return of property originally built 

as housing currently in office and service use with proposals to encourage and/or assist business owners to 

move into office and service buildings? 

Railway Stations 

7. Other than for East and West Croydon Stations why are there no detailed proposals for improving 

accessibility to and within railway stations and the improvement of the immediate areas around them? 

Bus Services 

8. Why is there no discussion of the need for frequency improvements to bus services in the light of 

the need for more capacity to serve the predicted growing population along London Rd given the car 

parking policy restrictions? 

9. Why are there no proposals for additional services to enable direct bus journeys to be taken from 

one part of the Borough to another e./g between Norbury and South Norwood, thereby encouraging more 

visiting of other centres especially where there are cultural facilities like Stanley Halls?  

Trams 

10. While there is mention of a tram line along London Rd and across into Lambeth there is no 

discussion of the practical problems of: 

(a) either laying a one or two track system  

(b) if a one track system where would pass-by sections would be located 

(c) where stops would be located 
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(d) competition with vehicle traffic adding to congestion and air pollution? 

SEGAS House 

11. Given there have been proposals over the last two years for SEGAS House to be converted into a 

community facility such as a community centre, art gallery, new venue for the Council museum and local 

studies, why has it been designated for housing use? 

12. Given the proposed closure of Fairfield Halls for two years as part of the Croydon College/Green 

redevelopment project why has SEGAS House not been seen as a potential temporary performance venue? 

Planning Application Processes 

13. Why is there no policy proposal on the planning application process with a view to only validating 

applications if the documentation provided includes details of discussions with immediate neighbours, the 

provision of site location maps, design and access statements, and full drawings with clear measurements 

to ensure that neighbours and others can better understand what is being proposed? 

Planning Enforcement 

14. Why is there no discussion on planning enforcement making it clear that the Council will take 

enforcement action where unauthorised building works are or have been carried out so that the work is 

undone before an application to regularise what the applicant plans can be validated? 

15. How many planning enforcement officers are currently in post and how many frozen vacancies are 

there? 

16. How many enforcement notices are outstanding? How old is the longest of these? How many 

enforcement notices were issued in each financial or calender year between 2008 and 2014? How many 

enforcement notices have been issued so far in 2015? Are similar statistics available for the actual number 

enforcement notices acted upon and complied with? 

Housing Bedroom Occupation 

17. Since the proposed housing policy envisages that new affordable and social two bedroom homes 

should be able to cater for the needs of one/two parents and up to two children, will this not lead to the 

undesirable situation where children of the opposite sex above a certain age have to share a bedroom, 

and to limited space making the undertaking of homework difficult thereby hampering children’s 

educational development?  

Note: the AECOM Sustainability Assessment Reports mentioned in the next set of questions are referred 

to as  

AECOM 1 - Sustainability Appraisal (SA) of the Croydon Local Plan: Strategic Policies Partial Review 

&Detailed Policies and Proposals (November 2015) 

AECOM 2 - Sustainability Appraisal (SA) of the Croydon Local Plan: Detailed Policies and Proposals Interim 

SA Report (November 2015) 

Housing Densities 

18. Given that AECOM 1 (p.4) indicates that in relation to Policy SP2 different bases for housing 

density could have negative effects in relation to housing, transport, biodiversity, flora and fauna, 

drainage, flooding and water quality and air quality, why are lower densities not being proposed?  

Relationship between housing and economic growth 

19.  Given that in noting that the Council’s Strategic Housing Market Assessment (SHMA) suggests a 

need to deliver a yet higher level of growth, AECOM 2 (para. 9.41) states ‘It could be the case that a 

higher housing growth strategy would support the achievement of economic growth objectives, given 

Croydon’s strategic position within the sub region; however, this is somewhat uncertain’ and if economic 

growth includes job creation, how can more employment sites be safeguarded? 
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Protecting employment sites 

20. As AECOM 1 (p. 8) notes that ‘the proposal to modify the policy approach to protecting 

industrial/warehouse capacity is … contentious, and that ‘it will be necessary to consider the potential for 

redevelopment affecting employment sites within Waddon and Broad Green & Selhurst to have a 

cumulative effect on local communities (recognising that there will be those within local communities who 

are reliant on light industrial employment, and my find it difficult to transition to other employment’ (p 

8), will this issue be specifically highlighted at the public meetings for these areas? 

Neighbourhood Centres 

21. While welcoming the introduction of a new ‘Neighbourhood Centres’ designation AECOM 2 (para 

10.1.3) states that it how will ‘will be important to ensure that the policy approach to these areas is 

flexible, and is monitored closely to.’  

Development Management 

AECOM 1 (p. 8-10) notes that a strong development management and monitoring role is needed in respect 

of: 

 ensuring that opportunities to develop Neighbourhood Centres as ‘community hubs’ are fully 

realised  

 ensuring the introduction of low carbon energy infrastructure  

 the protection of urban green space (including garden land) and support the Green Grid 

 achieving ‘positive effects on the biodiversity baseline’ 

 avoiding and mitigating noise  

 ensuring that design measures avoid/mitigate negative effects and result in new development that 

reinforces existing historic built character where possible  

 ‘to ensure that archaeological assets are given due consideration’  

22. Given the increasing staff cuts the Council will have to make how will it be able to ensure that 

development management monitoring will ensure positive effects can be achieved?  

23. How many planning staff are currently involved in this type of monitoring and how many staff 

vacancies for it are frozen? 

Water Use 

24. Given that AECOM 2 (para 13.4.1) expresses concern that the potential ‘additional strain on 

already stretched water resources’, and that the Plan ‘it is not clear that this is a notably ambitious 

approach’, how can the Plan be amended to achieve a higher level of water efficiency in new and 

refurbished buildings through higher sustainable design and construction measures that specified in 

London Plan policy?  

Drainage, flooding and water quality 

25. Given that AECOM 2 (para 14.4.1) considers that ‘the decision to increase the rate of housing 

growth in the urban area (where flood risk is focused) does lead to some concerns’ and that it ‘understood 

that work is ongoing to explore flood risk in more detail, and that this work may yet have an influence on 

site allocations’, when will that work be finalised and will it be included in the repot to the Cabinet on 

the outcome of the Local Plan consultation? 

26. Given that the Cabinet approved a Flood Risk Management Strategy on 16 November after the 

Local Plan documents were re-written and published, are further amendments required to the Local Plan 

to take account of the Strategy? 
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27. Will any amendments required under Q.25 be made public during the consultation to enable 

members of the public to comment, and will they be included in the report to Cabinet as part of the 

Quality of Data  

AECOM 2 (pages 65-8) points out that its sustainability assessment was hampered in some respects by lack 

of any or only limited data in respect of the potential loss of employment sites, energy consumption, 

water use, air quality, noise and social exclusion. 

  Potential Loss of Employment Sites 

28. If there is no full understanding of the employment sites in the Borough and many of them are 

changed to residential use, is there a danger that fewer jobs will be provided in the Borough with more 

and more of the growing number of residents having to seek employment outside the Borough which will 

be further pressure on public transport and car journeys? 

 Energy Consumption 

29.  Does not the lack of data indicate that the Plan’s wish to contribute to action on climate change 

and to reduce carbon dioxide emissions will not be met?  

30. What proposals are under consideration to strengthen the energy consumption of site options and 

to increase the measures that applicants will be expected to take? 

 Water Use 

31. What amendments to the Local Plan could be made to ensure the incorporation of high level of 

water efficiency measures into new and refurbished buildings? 

 Air Quality  

32. Can data-sets be compiled showing how air pollution varies within the Borough with a view to 
identifying amendments to be included in the report on the results of the Local Plan consultation to be 
submitted to the Cabinet? 
 

 Noise  
 
33. Can noise contours data be compiled showing the different levels of noise at different times of the 
day and night across the Borough as influenced by main roads, major road junctions, railways, aeroplanes 
and helicopters, night-time economy activities and these be submitted to the Cabinet as part of the report 
on the results of the Local Plan consultation? 
  

 Social exclusion and Equality 
 
34. As AECOM suggests that ‘it is worthwhile considering the implications of development within areas 
of existing multiple deprivation (as defined by the Index of Multiple 
Deprivation)’ what steps are being taken to do this? 
 
35. As AECOM points out that although ‘Development in an area of relative deprivation is assumed to be a 
positive step given that it can lead to developer funding being made available for targeted local 
schemes/initiatives’, ‘it is 
difficult to draw strong conclusions.’ What proposals are there for ensuring that future developer schemes 
will possibly address social exclusion and increase equality? 
 

 Housing 
 

36. As AECOM states that ‘No data exists to inform the appraisal of housing site options in terms of 
contribution to 
housing objectives’, how do the officers propose to assess each application for housing development? 
 
37. Given the current and future policies regarding the mix of bedroom sizes how do the officers 
propose to monitor the contribution to the achievement of the desired mix, and what measures will need 
to be taken to ensure that that any mix imbalance is rectified? 
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 Education, skills and training  
 
38. In order to rectify AECOM’s view that the lack of data showing the location of existing schools ‘is a 
notable evidence gap’, can this be made public and submitted with the Cabinet in the report of the 
outcome on the Local Plan consultation? 
 
39. Given that AECOM considers that ‘whilst the Index of Multiple Deprivation does identify areas of 
education and skills deprivation, this data is not considered suitably reliable’, are there any other data 
sources that will help improve the understanding of such deprivation, which can be submitted to the 
Cabinet in the report on the outcome of the Local Plan consultation?  
 

 Culture, Sport & Recreation (AECOM. p. 68) 
 
40. Given that AECOM states that ‘(l)imited data is available to inform the appraisal of site options’ and 
that ‘(i)deally, data would be available to show the location of sports and recreational facilities’, can such 
data be published and included in the report to the Cabinet reporting the results on the Local Plan 
consultation? 
 
POSSIBLE SCRUTINY RECOMMENDATIONS 

The answers to some of the above questions may lead the Scrutiny Sub-committee into making specific 

recommendations. It may also want to consider the following: 

1. That the Scrutiny Sub-committee meet before the report to the Cabinet is drafted on the results 

of the Local Plan Consultation to receive and consider: 

(a) additional data sets 

(b) policy and detailed proposals to strength the Local Plan 

2. That the Scrutiny Sub-committee meet to consider the draft report to the Cabinet so that it may 

make recommendations for the Cabinet to consider thereby hopefully avoiding the need for a call-in after 

the Cabinet has adopted the revised Local Pan to submit to the Secretary of State. 

3. In organising additional meeting s invitations be made to those submitting comments during the 

consultation to attend with them being given the opportunity ask the officers questions and to make 

recommendations to the Sub-committee. 

 Sean Creighton 
24 November 2015 
sean.creighton1947@btinternet.com  
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