
Ward: Norbury And Pollards Hill DELEGATED BUSINESS MEETING
Lead Officer: Head of Development Management     week of 20th May 2020

         
                                                                   
Application No.  20/01236/FUL - 2 - 10 Fairview Road, Norbury, London, SW16 5PY, 
_________________________________________________________________

1. SUMMARY

1.1 This report concerns an:
Application for full planning permission for:

Erection of single storey extension and alterations to/instalation of fenestration 
to facilitate the change of use of the building from A1(retail) to part D2 
(gym) and part C3 (8 flats) with associated parking and waste stores.

2. DECISION

Permission Refused Reason(s) for refusal :-
 1 The proposed development would not provide a satisfactory mix or quality of 
accommodation to meet the needs of future occupants and the wider community, contrary to 
Policy 3.5 of the London Plan, Policies SP2.7 and DM10.4 of the 2018 Croydon Local Plan, 
and the Council's 2019 Supplementary Planning Document titled "Suburban Residential 
Design".

 In reaching this decision the Local Planning Authority has sought to work in a positive and 
pro-active manner based on seeking solutions to problems in the following way:

To assist applicants the Local Planning Authority has produced policies and written 
guidance, all of which is available on the Council's website and offers a pre planning 
application advice service. The scheme does not comply with guidance and no pre 
application discussions were entered into. The Council is ready to enter into discussions 
with the applicants to assist in the preparation of a new planning application. The Local 
Planning Authority's suggested improvements were not adopted by the applicant. The Local 
Planning Authority delivered the decision in a timely manner.

Officer Report:

3) PROPOSAL

3.1 The application proposes the erection of a single storey extension and alterations 
to/installation of fenestration to facilitate the change of use of the building from 
A1(retail) to part D2 (gym) and part C3 (8 flats) with associated parking and waste 
stores.

4) SITE AND SURROUNDINGS 

4.1 The application concerns a two storey building red brick building which sits to the rear 
of numbers 1485-1489 London Road and lies on the Northern side of Fairview Road. 



The main function of the site is as a supermarket (Co-op) with 4 x maisonettes/dwelling 
situated to the rear (West) of the building. The site lies within a designated District 
Centre with the Croydon Local Plan and is within a Local Area of Special Character. It 
also lies within an Archeaological Priority Area. The site has a Public Transport 
Accessibility Level (PTAL) of 4 (good) and lies within a Controlled Parking Zone. 
Finally, the site lies with Environment Agency Flood Zone 1 and within a Critical 
Drainage Area. 

4.2 Immediately to the east of the site lie 3 x 2 storey units which are currently vacant but 
have retail uses on the ground floor with residential above. To the immediate North lies 
a group of two storey terraced dwellings, and to the North East (number 1491 – 1493 
London Road) is an attractive building which functions as a Bank (A2).

5) RELEVANT PLANNING HISTORY

5.1 The relevant planning history of the site is summarised in the table below: 

Reference Description Decision Date 
19/00444/FUL Demolition of existing building and 

erection of a five storey building 
comprising 43 residential units (18 x 1 
bed, 17 x 2 bed and 8 x 3 bedroom 
flats)

Application 
Returned 

5.2 A number of consents have been granted over the years for security shutters, 
advertisements, ATMs serving the retail unit. Consent was also granted at the adjacent 
site/units at numbers 1485-1489 London Road for the amalgamation of three existing 
ground floor retail units to a single retail unit with associated alterations/renovations to 
building, part change of use of first floor from residential to ancillary retail, erection of 
rear dormer extension to no.1487 and reconfiguration of remaining residential unit at 
first floor (reference 19/01178/FUL). This adjacent land is also under the applicant’s 
control, and it is understood that the intention is to move the existing A1 unit (Co-op) 
into the enlarged unit at 1485-1489 London Road (as it fronts onto the main high 
street). 

6) CONSULTATIONS 

6.1 Neighbour notification: 35 local addresses have been notified. 3 written 
objections/comments have been received. These raise the following (summarised) 
planning related concerns:

 The proposed development would harm the amenities of surrounding residents in 
terms of noise/disturbance and loss of privacy and 

 The proposed development would increase parking pressures and harm highway 
safety



A number of questions as well as a number of non-planning related concerns (eg anti-
social behaviour) were also raised in the responses. 

Thames Water: No objections 

Pollution Control Officer: No objections subject to suggested conditions 

Conservation Officer: No objections subject to suggested conditions 

Croydon Transport Planner: No response 

7) ASSESSMENT

7.1 The key planning considerations relevant in the assessment of this application are set 
out under the headings below:

Principle of Proposed Development 

7.2 The application proposes the change/loss of the A1 retail unit and its replacement with 
a private gym (D2), along with extensions/alterations and the creation of additional 
residential units. 

7.3 Policy DM4 of the 2018 Croydon Local Plan states that for sites within District Centres 
but not located on designated frontages, that any use is acceptable ‘in principle’ 
(subject to compliance with other adopted policies and guidance)

7.4 DM16.1 The Council, working with relevant organisations, will ensure the creation of 
healthy communities which encourage healthy behaviours and lifestyles by requiring 
developments to:
a. Consider health and wellbeing during the design of a development to maximise 
potential health gains and ensure any negative impacts can be mitigated;
b. Ensure access to open spaces and facilities for sport, recreation, play and food 
growing;

7.5 In some circumstances, private gyms can be classed as community uses, and  
DM19.2 states that the Council will generally support applications for community use 
subject to a number of criteria (mainly in areas which have local shopping facilities, 
healthcare, public transport accessibility), which the site would generally meet given its 
location within a District centre, adjacent to a shopping parade and having a PTAL of 4 
(good). 

7.6 Finally, Croydon’s Strategic Housing Market Assessment identified the need for 
44,149 new homes to be built between 2016 and 2036. Policy 3.3 of the 2016 London 
Plan and Policy SP2 of Croydon’s Local Plan both encourage the provision of 
additional residential units to aid in meeting this housing target (subject a full planning 
assessment). As such, there are no policy objections to the proposed increase in 
residential units and as such, the principle of the proposed development is acceptable 



Impact on the character and appearance of the site and surrounding area

7.7 Paragraph 197 of the 2018 National Planning Policy Framework states that:

7.8 “The effect of an application on the significance of a non-designated heritage asset 
should be taken into account in determining the application. In weighing applications 
that directly or indirectly affect non-designated heritage assets, a balanced judgement 
will be required having regard to the scale of any harm or loss and the significance of 
the heritage asset”

7.9 Similarly, Policy DM18.2 of Croydon’s Local Plan states that applications for 
development proposals that affect heritage assets or their setting must demonstrate:
a. How particular attention has been paid to scale, height, massing, historic building 
lines, the pattern of historic development, use, design, detailing and materials;
b. That it is of a high quality design that integrates with and makes a positive 
contribution to the historic environment; and
c. How the integrity and significance of any retained fabric is preserved.

7.10 The existing building on the site dates from the late 20th century and doesn’t make 
any particular contribution to heritage interest. It is quite prominently visible from 
London Road. The proposal involves alteration and enlargement of various window 
and door openings to facilitate the change of use. The main issue in terms of heritage 
impact is the changes to the southern façade and frontage. The existing shop entrance 
immediately adjoins the LHA and provides a continuation of the high street frontage.

7.11 The enlargement of the window openings wouldn’t have a detrimental impact on the 
appearance of the building, provided they are carefully detailed to match existing 
openings (replicating sill details, reveal depth, window style, etc.) Details can be 
secured by condition (including large scale drawings and product specifications for 
new windows). 

7.12 Similarly, there is no objection on design or heritage grounds to the conversion of the 
shop entrance to a gym/residential entrance, provided that the new entrance and 
signage is well designed and legible, doesn’t detract from the appearance of the 
building/street, and preserves a degree of activation to the street frontage. It is noted 
that a separate advertisement consent application may be required for any new 
advertisements.

Quality and Mix of Accommodation Provided

7.13 Policy SP2.7 of the 2018 Local Plan states that the Council will seek to ensure that a 
choice of homes is available in the borough that will address the borough’s need for 
homes of different sizes. For both market and affordable housing, the Council strategic 
target for 30% of all new homes up to 2036 to have three or more bedrooms.

7.14 The proposed development would not provide any three bedroom units, and so would 
not meet this target.



7.15 In relation to the quality of the accommodation provided, Policy 3.5 of the 2016 London 
Plan states that housing developments should be of the highest quality, internally, 
externally and in relation to their context and to the wider environment. The design of 
all new housing should enhance the quality of local places, taking into account physical 
context and local character. Policy 3.5 sets out minimum GIA standards for new 
residential developments. 

7.16 Policy DM10.4 of Croydon’s local plan states that all proposals for new residential 
development will need to provide private amenity space that.

a. Is of high quality design, and enhances and respects the local character;
b. Provides functional space (the minimum width and depth of balconies should be 
1.5m);
c. Provides a minimum amount of private amenity space of 5m2 per 1-2 person unit 
and an extra 1m2 per extra occupant thereafter;
d. All flatted development and developments of 10 or more houses must provide a 
minimum of 10m2 per child of new play space, calculated using the Mayor of London’s 
population yield calculator and as a set out in Table 6.2 below. The calculation will be 
based on all the equivalent of all units being for affordable or social rent unless as 
signed Section 106 Agreement states otherwise, or an agreement in principle has 
been reached by the point of determination of any planning application on the amount 
of affordable housing to be provided. When calculating the amount of private and 
communal open space to be provided, footpaths, driveways, front gardens, vehicle 
circulation areas, car and cycle parking areas and refuse areas should be excluded.

7.17 These standards are set out within table 6.2 within Policy DM10.4. A breakdown of the 
development in relation to GIA’s and Amenity space requirements and provisions of 
the development are set out in the table below:

GIA  Private Amenity (PA) 

Unit 
No. Unit Type Required 

(m2) 
Provided 

(m2)
Required 

(m2)
Provided 

(m2) 

 1 1b1p 37 37.6 5 0

2 2b3p 61 64.5  6 0

3 1b2p 50 43.5 5 0

4 1b2p 50 42.5 5 0

5 1b1p 37 37.6 5 0

6 2b3p 61 55.4 6 0

7 1b1p 37 39 5 0

8 1b2p 50 50 5 0

9 2b4p 70 63.6 7 0



10 2b4p 70 70.6 7 0

11 1b1p 37 37.6 5 0

12 2b4p 70 64.8 7 0

7.18 Note: the applicant defines units 3, 4, 9 and 12 differently, but the alleged single 
bedrooms are more than the 11.5m2 for double bedrooms set out in the nationally 
described space standards and as a result the Council considers them to be double 
bedrooms. 

7.19 As the table above highlights, the proposed units would fall short of the standards set 
out within London Plan and Local Plan Policy. Flat numbers 5, 11 and 12 would remain 
exactly as existing (highlighted in bold in the above table), and so whilst they don’t 
comply with Policy, it is considered that no planning related objections can be raised 
against these units specifically.

7.20 However, the remaining 9 units are substandard in conflict with adopted policy and 
guidance. There are also further issues with the quality of the units, particularly those 
on the ground floor. For example, unit 4 suffers from poor light, outlook and privacy 
and a convoluted/impractical L-shaped layout. Several units are also single aspect. 

7.21 Given the above, the proposed development would not provide a satisfactory mix or 
quality of accommodation. 

7.22 It is also noted that there is potential for noise disturbance into these units from the 
proposed 24 hour gym facility, and so suitable sound mitigation measures would need 
to be put in place (which could be secured via condition). 

Residential amenity considerations 

7.23 The proposed single storey extension would be sited so as not to result in any amenity 
harm in terms of light/outlook or privacy. 

7.24 The nearest residential property is located at number 12 Fairview Road. This property 
does not have any flank (south) facing window. There would be some limited additional 
overlooking of the rear garden of this from proposed unit 7, but these views would not 
be direct, and given the high boundary the fact that the nearest window would be 
located around 11m away from the shared boundary, this would not result in 
undue/material harm. 

7.25 The proposed gym would be open 24 hours, which, given the location, is considered 
acceptable in principle. However, and so as noted above, suitable sound mitigation 
measures would need to be put in place to protect neighbouring amenities (which 
could be secured via condition).

Highways and Parking Considerations 



7.26 Policy SP8.15 of the Croydon Local Plan states that the Council will encourage car 
free development in Centres, where there are high levels of PTAL and when a critical 
mass of development enables viable alternatives, such as car clubs (while still 
providing for disabled people). Detailed car parking standards are contained within the 
Croydon Opportunity Area Planning Framework and the Croydon Local Plan’s Detailed 
Policies and Proposals. 

7.27 Paragraph 109 of the 2019 NPPF states that development should only be prevented or 
refused on highways grounds if “the residual cumulative impacts on the road network 
would be severe.”

7.28 The proposed development would provide an additional 8 flats (5 x 1 bed and 3 x 2 
beds). London Plan standards would require that a maximum of 8 spaces be provided 
for the residential aspect of the development. Census data for the Norbury ward, 
factoring a 0.75% increase in car ownership per year (from TFL data) would suggest 
that the residential aspect of the development would generate 3.75 cars. 4 spaces 
would be provided which would meet this demand. It is unclear what the proposed D2 
use would generate, though given the reduction in floor area and the nature of the 
existing use, it is estimated that overall this would be less than the demand from the 
existing supermarket. Considering the above, and the fact that the site has a good 
PTAL of 4, it is not considered that there would be undue/severe harm in terms of 
parking pressures or highway safety. 

7.29 The London Plan would require that a total of 17 secure and covered cycle parking 
spaces be provided for the development. A cycle storage area is shown but it is not 
clear if this would be of sufficient size to accommodate this number, and so further 
details would be required (could be secured via condition).

Waste/Recycling 

7.30 Only 1 waste storage area is shown, and two would be required (one for the 
commercial and one for the residential uses). It is considered that this could be 
accommodated satisfactorily, but details of these are required to ensure that these 
waste areas comply with waste collection pull distances as set out in planning 
guidance.

8) CONCLUSION/PLANNING BALANCE 

8.1 The proposed development would result in the loss of some retail employment space, 
but this would be replaced (to a lesser extent) by the proposed gym use, in addition to 
8 new market residential units. However, the units provided would not provide a 
satisfactory mix or quality of accommodation to meet the needs of future occupants 
and the wider community. As such, on balance the development is considered to be 
unacceptable and therefore recommended for refusal.  



Case Officer: Paul Young Tel: 020 8726 6000 Extn 14755
Contact: development.management@croydon.gov.uk   


