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WHITGIFT CENTRE 

ENVIRONMENTAL IMPACT ASSESSMENT - EIA.  SCOPING STUDY 

Discussion and Questions 

Retail Shopping Car Provision 
 
1. The revised scheme proposes c3,140 car parking spaces for retail and leisure customers. Within 
a single new build multi-storey car park with all access points on Wellesley Road. 
 
Q1. Given the  queues that can develop to gain access into the existing car parks what is the 
estimated likelihood of queues developing to get into and leave a much large single car park?  
 
Q2.  What effect could queuing have on traffic flow along Wellesley Rd? 
 
Q3.  What effect will this large scale increase in cars, particularly those coming from Kent, Surrey 
and Sussex, have on the road network in the southern part of the Borough and through Fiveways? 
 
2. The existing site includes parking provision for 2,142 cars, in three key car parks: the Whitgift 
Centre - 1,059 spaces. Bank - 500 spaces, and former Allders - 583 spaces.   
 
Q4.  As the increase in car parking spaces is envisaged to be c1,000 what is estimated extra 
contribution to air pollution? 
 
3. The greater the number of vehicles using Wellesley Rd the greater the dangers to cyclists. The 
number of cyclists will also increase if residents in the schemes blocks use cycles. 
 
Q5.  What contribution will the developers be making to the provision of cycle lanes along Wellesly 
Rd? 
 
4. There are two ways in which the adverse environmental impact of shoppers driving into the 
Town Centre could be reduced, an increase in the reliability of the Southern Railway services through 
East and West Croydon, and the establishment of a Park & Ride scheme. 
 
Q6.  What contribution can the developers make to the improvement of the railway services 
through East and West Croydon?  
 
Q7.  What contribution can the developers make towards the establishment of a Park & Ride 
scheme in the south of the Borough? 
 
5. The Council’s 2013 Transport Assessments and Strategic Planning Committee report, apparently 
based on 'modelling' – before thousands more flats were planned for central Croydon, stated: 
 

 'Northbound queue approaching southern access predicted to extend through Wellesley Road 
underpass almost as far back as Park Lane Gyratory.' 

 'Some stretches of road and junctions in the COA, such as Wellesley Road and Park Lane 
Gyratory are currently approaching capacity at peak periods and further increases will impact 
on bus journey times and reliability .' 

 'St. James's Gyratory very busy with westbound approach OVER capacity' 
 
6. The thousands of approved flats since 2013 will also require deliveries, including all the 
restaurants etc. beneath them, adding considerably to traffic on Wellesley Road, which is having lanes 
reduced, therefore making congestion and pollution worse. These appear to be being ignored as if 
Wellesley Road is only for Westfield Shopping Centre, and nowhere else.  
 
Q8. Have the 2013 ' modelling' estimates been updated to include this extra traffic, which will also be 
held up in the reduced lanes by pedestrian crossings and new proposed entry from the north to be in 
Wellesley Road instead of Poplar Walk ? 
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Q9. Will the many bus routes using Wellesley Road on each side get priority, creating more delay 
through the underpass?  
 
Residential Car Provision 
 
7. ‘The residential element of the scheme will not have any car parking other than for disabled 
users. The exact location of the Blue Badge spaces is still subject to design development.’ (p. 13)  
 
Q10.  Does this raise  issues about access between the vehicles and the apartments disabled users 
live in, requiring possibly wheelchair ramps and lifts? 
 
8. The residential element of the scheme will generate service vehicle movements such as 
removals, takeaway and grocery deliveries, and drop-offs and pick-ups? (p. 13.  
 
Q11.  Particularly in the early days in which new occupiers will move in when the residential blocks 

are complete, is there a danger of the build up of queuing and what additional impact could this have 

on Wellesley Rd if queues are building up for access for retail and leisure? 

Q12.  Given the apartments will be in tower blocks how many lifts and what sizes  are envisaged to 

maximise speed of deliveries and minimise temporary vehicle parking?  

Tower Blocks 

9. Seven residential buildings are proposed, with the majority along Wellesley Road and also on 

Poplar Walk, and are referred to as buildings A, B, C, D, E, F and H. The buildings along Wellesley 

Road will range in height, with the tallest maximum height being up to +210m to c45 storeys.’ (p. 14)  

Q13.  Can the apartments be built on top of the shopping centre which should reduce the need for 

tall towers and enabling the complex to be built in one phase and spreading residents over a wider 

area of the site reducing some of the potential conflicts over access and means of transport? 

Reserved Matters 

10. ‘The appearance of the Proposed Development is reserved for subsequent approval through the 

submission of reserved matters applications. In particular, the external built forms of the 

development, their architecture, materials, decoration, lighting, colour and texture are all to be 

reserved. However, the outline planning  application will seek approval of a set of Design Guidelines 

which will establish principles to be applied at a reserved matters stage.’ (p. 14)  

Q14.  Given the likely impact of these reserved design  matters for at least 50 years why cannot 

these be part of a detailed planning application subject to normal public consultation and decision 

making by the Planning Committee?  

Landscaping 

11. ‘Landscaping is to be reserved for subsequent approval through the submission of reserved 

matters applications. However, the Parameter Plans and Design Guidelines will provide certain 

controls over landscaping and the public realm parts of the Proposed Development that fall within the 

redline planning application boundary. 

The Proposed Development will be designed to create high quality street environments that are clear 

and accessible. The intent of such a design is to ensure that the street environments are easy to move 

around and allow enjoyment without hindrance of excessive or disruptive street furniture. The 

proposed soft landscape works of the Proposed Development will contribute to ecological 

enhancements, specifically through tree and shrub planting. The selection of tree species will be 

appropriate to London (native species) and will be tolerant to the growing conditions on site. (p. 14) 

Q15.  Why are these matters to be reserved and not subject to detailed planning application? 
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Floor space 
 
12. The indicative sqm floor areas of different building functions of the scheme, 
 
Leisure: - 414 
Community: - 924 
Retail leisure combined: + 20,705 
Retail: + 29,766 
Residential: + 20,120 – 108,971 
Student residential/hotel: + 20,684 
Office + 2,816 
 
(Table 4.1. p. 15) 
 
Q16.  Given the proposed increase in residential why is there a decrease in leisure and community 
provision?  
 
Q17.  Are the applicants expecting the residents to be using facilities elsewhere in the Town Centre? 
 
Open Spaces and Parks 
 
13. The scoping report lists the following open and play spaces, parks and gardens 

 Fairfield Gardens - c170m from the site.   

 Queen’s Gardens - c200m from the site.  

 Vangard Road estate play space - c400m from the site. 

 Wandle Park - c600m to the west of the site. (p. 16-17)  
 
Q18.  Given that many residents will either have children when or after they move in, and given the 
major road system in the  Town Centre do the applicants really think that parents are going to allow 
their children to walk or cycle to these spaces without supervision?  
 
Q19.  Why Is a proper play area not being built into the scheme? 
 
Air Quality  
 
14. The whole of Croydon is ‘designated as an Air Quality Management Area (AQMA), due to 
exceedances of the NO2 objectives. This is a reflection of the busy roads and emissions from vehicles 
on the network. This is particularly the case along the A23 London Road, where modelling undertaken 
by the LBC show high pollution levels, particularly at junctions. (p. 17) 
 
Q20.  Given this why does the plan propose to increase the number of cars coming into the Town 
Centre by 1,000? 
 
Phased Construction 
 
15. It is now clear that the construction of the complex will be in two phases. (p. 28). Phase 2 will 
comprise the residential blocks with a possibility that these will be dealt with in mini-phases. 
Therefore the only ‘guarantee’ at present is that the shopping centre will be complete in 2020. The 
dates for phase 2 are not set out. 
 
Q21.  Why have the developers abandoned the previously suggested option that all the works could 
be undertaken in one phase? 
 
Q22.  Given the blocks will be along Wellesley Rd what will be the impact of the construction sites on 
the car access for the shopping centre?  
 
Socio-Economics 
 
16. There will be ‘A full assessment (quantified where relevant)  of Phase 1 effects relating to 
permanent employment, provision of new homes, economic effects to businesses from spending 
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arising from employees and households, education demand, health care demand and open space/play 
space demand will be undertaken. The assessment will be based on a floorspace split (retail to 
leisure)  that generates the least amount of employment opportunities (worst case)  which in turn will 
generate the lower amount of spending arising from employees for Phase 1. The assessment will 
consider the greatest number of residential units sought for approval at the outline stage for Phase 1 
so as to ensure that the likely worst case with regards to education demand, health care demand and 
open space/play space 
demand is considered. 
 
‘Following this a full assessment (quantified where relevant) of the completed development (both 
Phase 1 and Phase 2) effects’ will be undertaken. (p.30)  
 
Q23.  As the socio-economic impact is of crucial important of such a large development, who is it not 
forming part of a detailed planning application so that the Planning Committee and the public are 
fully aware of the impact in relation o either approving or rejecting the scheme? 
 
Air Quality 
 
17. There will be a ‘full assessment (quantified) of Phase 1 effects relating to operational road 
traffic emissions and on-site energy plant (energy centre)  emissions. This will be based on road traffic 
data generated as a result of the maximum amount of floorspace that is sought for approval that can 
come forward as part of Phase 1 and that takes into consideration a floorspace split (retail to leisure)  
that generates the greatest number of road traffic trips.’ (p. 30)  
 
Q24.  Given the serious contribution the scheme could make to air pollution because of its expected 
increase in parking for cars why is this not subject to a detailed planning application? 
 
Microclimate 
 
18. ‘A qualitative review of the implications of Phase 1 in isolation under the Maximum Massing 
Test 1 will be presented. A quantitative assessment of the completed development (both Phase 1 and 
Phase 2)  effects relating to wind microclimate will be subsequently undertaken based on the 
Maximum Massing Test’. 
 
Q25.  If the microclimate is likely to be influenced by the effects of the tower blocks along Wellesley 
Rd should not the wind factor interactions between it and other developers’ schemes be taken into 
account, especially the  increase in wind speed coming down the buildings?  
 
Q26.  Would this not be mitigated by the reduction in heights than could be achieved if the 
residential apartments were to be built on the shopping centre? 
 
19. The incinerator being built on Beddington Lane is expected to produce a plume including 
dioxins which will go over the Town Centre and the Whitgift Scheme? 
 
Q27.  If the incinerator becomes operational before the residential element of the scheme is built or 
during its construction, will the effect of its plume be monitored? 
 
Alternatives Assessment (Section 5.6)  
 
20. ‘The EIA Regulations require an ES to provide an outline of the main alternatives to the 
Proposed  Development considered by the Applicant and the reasons for the selection of the preferred 
proposal. It is acknowledged that the Proposed Development has evolved from the scheme comprising 
the Extant Permission and so the process of considering alternatives will have been taken into account 
to some degree. The ES will summarise the evolution of the design being proposed from the Extant 
Consent, the alternatives considered and modifications made during the design process, and refer to 
environmental considerations which have influenced the process. Matters considered in terms of 
design evolution include land uses, 
layout, building heights and massing. The preferred design alternative, culminating into the Proposed 
Development, will be discussed.’ (p. 32) 
 



5 

 

21. The proposed increase in the number of residential units and tower blocks is a fundamental 
change to the scheme as discussed at the CPO Public Inquiry.   
 
Q28.  Given the proposed increase in the number of residential units in tower blocks is a fundamental 
change in the scheme as discussed at the CP inquiry, will the alternative assessment include an 
examination of the idea that instead of residential tower blocks the apartments are built on top of the 
shopping centre? 
 
Air Quality Monitoring 
 
22. ‘As part of the project, AECOM will carry out three months of diffusion tube monitoring (for 
the months April to June) along the following streets: 
• Wellesley Road – DT1 
• Barclay Road – DT3 
• Park Lane- DT2 - co-location with CMS at Park Lane.  
• Edridge Road – DT4 
• Duppas Hill Lane – DT5 
• Stafford Road – DT7 
• Purley Way – DT6 
• Duppas Hill Recreation Ground – DT8 - background.  
 
It is also proposed that one monitoring location be co-located with the Automatic Monitoring Stations 
located at Park Lane (DT2). 
Diffusion tube locations have primarily been selected in order to provide suitable verification for the 
road.’ (p. 49) 
 
Q29.  Why is air quality monitoring only to be for 3 months and not for the whole of the construction 
period and then a year after the end of the construction period? 
 
Q30.  Once the residential element is completed should there  be continuing air quality monitoring to 
ensure that air flowing into the apartments is not contributing to internal poor air quality, and that 
the dioxins from the incinerator plume are not entering the apartments? 
 
Q31.  Is the design going to ensure that apartments have balconies which will enable residents to 
stand in the ‘fresh air’, hang washing up to dry and grow plants and vegetables?  
 
Archaeology 
 
23. The report indicates that the likely adverse effects to medieval and post- medieval remains as 
a result of the demolition, construction and refurbishment phase would be negligible to minor, that in 
those areas which require new basements it would be moderate. It suggests that there be ‘an 
appropriately worded planning condition on the new outline planning permission.’ The report seems to 
indicate that no major archaeological investigation therefore needs to be carried out. 
 
Q32.  Will the demolition involve the clearance out of all existing foundations? 
 
Q33.  Will the new foundations of the shopping centre be built deeper into the site than the existing 
ones? 
 
Q34.  Will the new foundations of the residential tower blocks shopping centre be built deeper into 
those areas of the site they to be built on the site than the existing ones? 
 
Q35.  Assuming there will be foundation boreholes could these go through any previously 
undiscovered archaeological remains? 
 
Q36.  Given the Planning Committee’s concern about the effects on heritage drawn attention to by 
Heritage England in respect of fo 1-5 Lansdown Rd planning application, should the heritage and 
especially the archaeological aspects of the Whitgift scheme be treated with more seriousness? 
 
Energy 
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24. The scheme may use more energy than the uses on the current site (when it was at maximum 
occupancy).  
 
Q37.  Will the EIA include an assessment by UK Power about the estimated energy consumption of 
the scheme, the need for more supply infrastructure, and the maximisation of energy generation on 
site, including the use of solar panels? 
 
Q38.  Will the EIA carry out an assessment of the construction of a district heating system can service 
the scheme, the approved developments to the north along Station Rd and to the south in the George 
St area? 
 
Q39.  What are the extra energy requirements of the revised scheme and how are these to be met? 
 
Q40.  Will the EIA include an assessment of the scope for minimising energy use, through such 
measures as insulation and heat sinks? 
 
Q41.  What will be the energy required to ensure that water is pumped at the appropriate pressure 
up to the top floor of the residential tower blocks? 
 
Q42.  What would be the energy required to pump water into the residential element if it is built on 
the shopping centre? 
 
Water Use and Drainage 
 
25. Thames Water expressed concern about the water resources shortages related to the proposed 
development in Station Rd. This scheme is much smaller than the Whitgift scheme.  
 
26. A thousand flats in the Whitgift scheme will probably two thousand people, will increase the 
water useage for showers,  washing machines, dishwashers and other uses for the water. This is in 
addition to the thousands of other flats approved for the Town Centre. 
 
Q43.  Can central Croydon's sewers take all this extra from many thousands of flats?       
 
Q44.  Will the EIA seek a detailed study of Thames Water on the water resource needs of the 
scheme, how they are to be met, what water efficiency measures should be included in the scheme, 
including waste water recycling, minimal pipe lengths from hot water systems to hot water taps, etc. 
 
Q45.  Will the EIA seek a detailed study of Thames Water on the implications of the scheme for 
surface water drainage system? 
 
Ecological Study Appendix 
 
27. ‘5.5. Opportunities for Ecological Enhancement. It may be possible to incorporate bat and 
bird boxes (bricks integral to the walls of the structures are preferable due to longevity and ease of 
maintenance) within the design of the Proposed Development. Recommendations for enhancement 
include’ the type of boxes for bats and  birds.  
 
‘It is recommended that any living roofs installed are designed to be as biodiverse as possible to 
maximise the potential benefit for wildlife, including invertebrates, foraging birds and bats. Green 
roofs can also provide a range of other ecosystem services in addition to the 
biodiversity value that they add; they can help to ameliorate draining, regulate temperature and 
depending on the view, can contribute to local landscaping.’  
 
Q46.  Given the likely increased residential nature of the scheme is there more scope for living roofs 
and roof gardens.  
 
Q47.  If the tower blocks are replaced by extra stories on the retail complex will this increase the 
amount of roof space that can be devoted to living roofs and roof gardens? 
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