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1 EXECUTIVE SUMMARY
1.1

This document accompanies the
planning, listed building and conservation area consent applications for
the Masterplan proposals for the
regeneration of Crystal Palace Park.

1.2

The document provides an introduction
to the site, the proposals and
applications; a short summary of
relevant planning history; a section
describing relevant planning policy;
and assessment of the proposals with
regard to planning policy; and a
summary and conclusions.

1.3

The proposals accord with regional and
local policy aims for the improvement
of the Park as a recreation, sporting and
leisure destination. The proposals also
accord with aims of restoring and
improving the Park with strong reference
to its history. The resulting improved
sports facilities will accord with
national, regional and local policy with
regard to sport and recreation.
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1.4

The primary planning policy issues
arising from these proposals relate
to development within the Crystal
Palace Park conservation area (CA),
development within MOL, the appropriateness
of
limited
residential
development at the Park fringes, the
effect of the proposals on listed
buildings and structures and the
Registered Park, and most importantly
the regeneration and community
benefits which will be brought about by
the proposals.

1.5

There are detailed policy discussions
within this report regarding development
within the CA, the very special
circumstances which justify development
within Metropolitan Open Land (MOL),
and the provision of no affordable housing. Explanation and justification is
provided in Section 6 - Planning
Assessment and in Appendix A Planning Policy Schedule.

1.6

In summary the Planning Statement
concludes that very special circumstances exist in respect of the proposals
which involve development on MOL
since this development is needed to
achieve the wider benefits which the
regeneration of the Park and facilities
within will bring about.

1.0
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2 INTRODUCTION
Park and Surrounding Area
2.1

2.2

2.3

Crystal Palace Park is located in the
London Borough of Bromley on the
northwest tip of the Borough boundary.
The Park is bounded by Anerley Hill,
Crystal Palace Parade, Westwood Hill,
Crystal Palace Park Road, Thicket Road
and Ledrington Road. The Park is Grade
II* listed in the register of Historic
Parks and Gardens and most of the Park
is situated within the Crystal Palace
Park CA.
In terms of public transport accessibility, Crystal Palace Station is situated
next to the Park, just off Anerley Hill,
and Penge West Station is located in
very close proximity to the Park. The Park
is also located on several main bus routes
with a bus station at Crystal Palace
Parade.
The Park slopes from a ridge in the west,
to Penge Gate in the east. It contains
various buildings and serves a number
of functions, primarily related to leisure,
sport, and education.
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2.4

2.5

Crystal Palace Park is a valued open
space, highly regarded by local people,
and visitors from across London and
beyond, due to its character and
appearance, facilities and open space and
the recreational opportunities it offers.
However, this fondness is increasingly
informed by the Park’s illustrious past
and many areas of the Park today have
degenerated both visually and in terms
of the character, quality and range of
facilities and open space.
This state of disrepair is reflected in some
of the buildings contained within the
Park, most notably the National Sports
Centre (NSC) which, although the
subject of a statutory listing, is now far
from suitable for hosting the top level
sporting events it once did. Although in
an acceptable condition for public use,
the building and its facilities are
clearly deteriorating and considerable
work is required to modernise the
building to meet current expectations
for both the general public and
professional sportsmen and women.

2.6

The London Development Agency (LDA)
acquired a long leasehold interest in the
NSC and its environs (following the line
of the Major Developed Site (MDS)) in
March 2006 under its regeneration
mandate and having produced a Planning
Framework for the Park in 2005 in
consultation with a wide range of
stakeholders. The substantial consultation process was commensurate with the
level of public interest in the Park
and the LDA’s commitment to public
regeneration of the Park.

2.0

The Planning Framework
2.7

Published in October 2005, and
updated with a supplement in 2006, the
framework set out the LDA’s vision for
the Park which included a new sports
centre, an increase in and reinstatement
of well maintained traditional parkland,
increased openness and accessibility
from surrounding neighbourhoods, with
the integration of the traditional and the
contemporary. The Framework was
endorsed by the London Borough of
Bromley in January 2006 and this
signified the next step towards the Park’s
renewal: the Masterplan.

9

PLANNING

2.0

10

STATEMENT

CRYSTAL

PALACE

PARK

–

MASTERPLAN

Masterplan Team

Delivery of the Masterplan

Regeneration Progress

2.8

2.9

Designing the Masterplan has taken
approximately 12 months and, like the
Planning Framework, has been the
subject of extensive consultation.
Additionally, regular pre-application
meetings with the London Borough of
Bromley have greatly assisted in the
design process. The Masterplan, which
this planning statement accompanies, is
part of a planning submission which
consists of the following elements:

2.10

a)

Outline planning application for the
Masterplan works (including full detailed
approval for the area immediately
surrounding the NSC);

The regeneration of the Park is not
entirely reliant on the Masterplan application; some preliminary works have
already commenced. In February 2007,
the LDA obtained planning permission
to improve the Park’s entrance adjacent
to the listed Crystal Palace Station. This
involved the removal of redundant
turnstiles and bridge, removal of turnstiles in the centre of the Paxton Axis,
and installation of a greener, more open
and accessible entrance. These works
commenced in March 2007 and were
completed in July 2007.

2.11

The Urban Farm, situated on the south
edge of the Park, was the subject of a
planning application for replacement of,
and alterations to, some of the existing
buildings. This application was submitted by Capel Manor, a horticultural
college, and is intended to result in the
farm being reopened for public use in
November 2007 with ancillary animal
care education for Capel Manor students.

The appointment of a Masterplan team
was carefully considered and the
selections were based on those who
could demonstrate an understanding,
appreciation and respect for the
history and heritage assets of the Park,
whilst also possessing the necessary
skills required for an innovative and
comprehensive design approach. This
was carried out through a public
procurement process. Latz + Partner,
renowned international landscape
architects, were appointed Masterplanners following an open competition,
and architects Meadowcroft Griffin
were included in the Masterplan
team with a wide range of consultants
and specialists.

b)

Listed Building Consent application for
works to the Grade II* NSC; and

c)

Conservation Area Consent application
for demolition within the CA.
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In anticipation of the Olympic Games and
Paralympic Games, there is a requirement to retain the swimming pool until
2012. Internal alterations including the
installation and renewal of plant are
planned in order to keep the NSC
facility operational until after 2012.
Relevant applications were submitted in
August 2007 for these works and
permission granted on 27 September
2007; it is intended that these works will
be completed by June 2008.
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3 PLANNING HISTORY
3.1

A comprehensive search of the Council’s
Statutory Register has been undertaken
in order to establish the planning
history for Crystal Palace Park. A
summary of the most relevant planning
history is provided below.

3.4

Palace Site
3.2

This part of the Park has been the
subject of long historical and public
sensitivity.

3.3

Outline planning permission was
granted on 25 August 1987 for the erection of a hotel / leisure complex and /
or conference centre or other re creational buildings (LBB Ref. 87/01733).
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Over the next 10 years, a variety of
different hotel and leisure schemes were
granted planning permission, culminating in 1998 with permission being
granted for a multiplex cinema. It is
worth noting that none of these
permissions for hotel and leisure
complexes were implemented and all
have now expired. A challenge in the
European Court against failure to
carry out an Environmental Impact
Assessment for a major outline planning
application for the site was successful
in 2006 after a long series of challenges
to proposals to develop the Palace Site.

3.7

Following Greater London Council
consultation, stadium extensions were
permitted on 14 August 1973 (LBB Ref.
73/2518).

3.8

Planning permission was granted on 11
January 1978 for the construction of two
synthetic surfaced games areas
together with associated works. In
addition, a new sports pitch was
permitted on 24 February 1983 in
association with the NSC (LBB Ref.
83/00101).

3.9

A 2-storey building for the use as an
injury clinic again in association with the
NSC was permitted on 24 October 1986
(LBB Ref. 86/02808).

3.10

Two outline applications were refused on
2 April 1992 for the conversion and
extension of the stadium to form a
multi purpose football stadium more than
20 m in height to seat 35,000
spectators with 200 executive boxes
assisted facilities including a sports hall,
gym, toilet facility, underground
parking for coaches and 2,500 cars and
access roads (LBB Refs. 91/02784
& 91/02785).

Central Sports Area
3.5

The NSC was built in the mid 1960s as
part of a wider regeneration proposal
which was only partly implemented, but
it has not been possible to locate this
decision notice on the Council’s Statutory
Register.

3.6

Planning permission was granted on 11
October 1972 for a detached 2-storey
building to form a swimming pool,
squash courts, lecture room and toilets
(LBB Ref. 72/2629).

3.0
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It should be noted that an outline
application for alterations and extensions
to the ‘National Recreation Centre’
(now known as NSC) building to provide
indoor tennis courts, swimming pool, and
athletics facilities, public square, access
road, car parking, outdoor floodlit
courts for tennis and multi purpose
sports was withdrawn on 12 March 1999
(LBB Ref. 99/00713). In addition, an
application for Conservation Area
Consent was withdrawn for the
demolition of the building comprising the
Paxton Suite, sports hostel building,
turnstiles/bridge and boundary enclosure
on the 12 March 1999 (LBB Ref.
99/00773).
A Listed Building Consent application for
works to the NSC comprising internal
and external alterations and demolition
of the training pool / dance studio and
athletic facilities, bar refectory, ramp and
external stairs, existing public entrance
raised walkway associated stairs was
withdrawn on 16 February 1999
(LBB Ref. 99/01082).

CRYSTAL

3.13

3.14

Listed Building Consent was granted
on 29 December 2005 for internal
alterations to improve disabled access,
including lift, ramp, viewing platforms
and alterations to reception entrance,
toilet and changing facilities (LBB Ref.
05/03863).
Finally, the LDA in August 2007
submitted applications for internal
alterations including installation and
renewal of plant and works required to
keep the NSC operational up to the
Olympics in August 2007. These
applications were granted planning
permission at LB Bromley Planning
Committee on 27 September 2007.
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Tidal Lakes Area
3.15

A new boathouse at Crystal Palace Park
was permitted on 21 September 1976
(LBB Ref. 76/1593).

3.16

The change of use of land and buildings
at the children’s farm to educational use
(Class D1) / single-storey detached
classroom building / elevational
alterations to existing buildings / 2.5 m
high metal fencing was refused on 21
September 2006 (LBB Ref. 06/02534)
as the use was not considered to be
sufficiently well-related to the Park and
the buildings were therefore considered
inappropriate. A replacement greenhouse
and elevational alterations to the main
farm building and lower and upper stables, in association with the
re-opening of the farm were however
permitted on 26 April 2007 (LBB Ref.
07/00665 and 07/00745).
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Cricket Ground
3.17

The nursery and play park buildings were
permitted on 3 September 1976
(LBB Ref. 76/948).

English Landscape
3.18

Planning permission was granted on 17
October 1996 for a permanent concert
platform including backstage accommodation and enlargement of lakes (LBB
Ref. 96/01815).

Produced on behalf of the LDA by Latz + Partner / Gerald Eve

3.0

15

PLANNING

STATEMENT

CRYSTAL

PALACE

PARK

–

MASTERPLAN

4.0

16

Produced on behalf of the LDA by Latz + Partner / Gerald Eve

CRYSTAL

PALACE

PARK

–

APPLICATION

MASTERPLAN

PROPOSALS

4 APPLICATION PROPOSALS
4.1

4.2

The planning submission consist of three
applications as follows:
•

Outline Masterplan Planning
Application (OA)

•

Listed Building Consent
Application (LBC)

•

Conservation Area Consent
Application (CAC)

This Planning Statement relates to all
three applications. Descriptions and
schedules of development for each
application can be found with the
respective covering letters. In order to
provide a logical approach for such a
large project, a Masterplan OA has been
prepared with all details reserved
except means of access and proposals
for the NSC and its surrounding area,
which is a Grade II* Listed Building.
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4.3

4.4

For the purposes of the applications, the
Park is divided into eight distinctive zones
(shown on Parameter Plan PP2 and
described in detail in the Masterplan
Design and Access Statement). The
zones are based on the features
and history of the Park. The zones are
as follows:
•

Zone A - Anerley Hill Edge

•

Zone B - Palace Terrace

•

Zone C – Italian Terraces

•

Zone D - Transitional Landscape

•

Zone E - Central Sports Area

•

Zone F - Tidal Lakes

•

Zone G - Cricket Ground

•

Zone H - English Landscape

The regeneration proposals for Crystal
Palace Park are comprehensive and
involve works in all zones of the
Park. The description of development is
as follows:

“Comprehensive phased scheme for
landscaping and improvement of Park
comprising demolition of, and alterations
to, existing buildings and structures
including removal of existing hard
surfaces; changes of use including part
of the caravan site to public open space
and museum to park rangers base;
erection of new buildings and structures
for various uses including museum /
park maintenance facilities / community facility / information kiosk /
greenhouses / retail kiosks / cafes /
toilets /classroom / children’s nursery
/ treetop walk / student accommodation;
and up to 180 residential dwellings;
erection of new regional sports centre
including indoor swimming pool;
alterations to ground levels with new
pedestrian paths / vehicular access roads
/ car parking / highway works / water
features together with associated and
ancillary works, plant and equipment.
PART OUTLINE”

4.0
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4.5

In more detail, the proposals can be
described as follows:
•

4.0

CRYSTAL

•

Full and partial demolition of
buildings and structures including
removal of hard surfaces;

•

Change of use of caravan site to
part residential and part public
open space;

•

Change of use of former museum
to park rangers' facility;

•

Erection of park related buildings
of up to 6,298 sq m including
south glasshouse (up to 2322 sq
m); north glasshouse (up to
2322 sq m); palace kiosks (up to
84 sq m); central pavilion (up to
53 sq m); café and dinosaur
interpretation centre (up to 585
sq m); cricket pavilion (up to
262 sq m); Rockhills café /
community facilities (up to
670 sq m);

•

18
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Erection of Regional Sports
Centre (Class D2) of up to
14,500 sq m including indoor
swimming pool;

•

Erection of up to 180 residential
dwellings in 8 buildings up to a
total of 5519 sq m comprising:
‘Rockhills’ - 2 blocks of
permanent residential dwellings
(Class C3) of up to 3,899 sq m
with a maximum of 5 storeys;
and ‘Sydenham’ - 6 blocks of
permanent residential dwellings
(Class C3) of up to 1,620 sq m
with a maximum of 4 storeys;
Erection of educational and
training facility including residential accommodation (up to 30
bedspaces) (Sui Generis) of up
to 926 sq m;

•

Part demolition of existing structures and external alterations to
existing National Sports Centre;

•

Engineering and landscape works
including water features;

•

Construction of a tree-top
walkway;

•

Creation of adventure
playgrounds and a skate park;

PALACE
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•

Landscaping area around existing
park rangers’ office to form park
rangers’ maintenance yard;

•

Construction of museum /
interpretation centre (Class D1)
with viewing platform comprising
up to 830 sq m, together with
the change of use of part of
subway to museum / interpretation centre;

•

Replacement of park
maintenance building;

•

Formation of new vehicular
access from Crystal Palace Park
Road into proposed residential
development and improvements
to existing vehicular and
pedestrian access;

•

Construction of parking areas
and related works; and

•

Associated works, plant and
equipment.
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Accompanying the Masterplan outline
planning application are a Conservation
Area Consent (CAC) application for
demolitions of buildings and structures
in the CA and a Listed Building Consent
(LBC) application for the works to the
Grade II* listed NSC. A more detailed
description of works for each of these
applications is set out below:
Listed Building Consent
Application (LBC)
“Alteration of existing buildings and
structures
and
upgrading
and
conversion of National Sports Centre
comprising
internal
alterations,
replacement and refurbishment of
existing features, demolition of high
level walkway and ramps, demolition of
training pool building, Crystal Suite and
concrete ventilation duct structures
and elevational alterations together with
associated and ancillary works, plant
and equipment.”
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Conservation Area Consent
Application (CAC)
“Demolition of buildings and structures
within the conservation area as
delineated by the application site
boundary plan as part of comprehensive
landscaping and improvement scheme
for Park.”
4.7

4.8

4.9

The LBC application relates solely to the
NSC and works to convert it to a ‘Low
Key Use’. A ‘Low-Key Use’ means that
the building would have minimal
servicing, but the space contained
therein could be used for sports
that can take place in an unheated
environment.
The CAC application seeks consent
solely for the demolition of buildings and
structures within the CA (the majority
of the Park site).

4.10

PROPOSALS

The outline Masterplan application seeks
permission in outline with all matters
reserved (except for access) for all of
the development in the Park. The
development proposals are set out on
the parameter plans and described in the
Design Guidelines and Design and
Access Statement. The upper and
lower limits for the height, width and
length of each building included in the
development proposals are stated on the
parameter plans unless otherwise agreed
with the local planning authority following the grant of planning permission
and in accordance with the planning
conditions.

4.0

There are a number of reasons for the
outline nature of the planning
application submission: primarily, it is
that detailed designs and funding
streams for the regeneration project are
not yet certain. This application format
has the benefit that the principle of
the proposals and any significant
environmental impacts can be considered and the applications determined,
but finer details finalised (and submitted and approved) at a later date.
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It is considered of great importance that
the proposals for the Park are submitted as a comprehensive Masterplan since
there are significant benefits for the
long-term future and regeneration of the
Park of an integrated approach.
Furthermore, the combined effect of the
proposals needs to be understood in
order to assess all of the individual
elements. An outline application with full
details for the NSC is an appropriate
method to achieve this.
The approach also complies with
guidance in PPG15 regarding historic
buildings and CAs. Whilst full details are
often required, this proposal safeguards against any unsatisfactory
outcomes from demolition of buildings
within the CA by providing sufficient
detail of replacement buildings or
landscaping in order to show that the
character and appearance of the CA and
the setting of the listed building are
preserved and enhanced as a result of
the proposals through the Design
Guidelines and material provided in the
Design and Access Statement.

CRYSTAL

4.13

The buildings to be demolished are
considered with reference to the test set
out in PPG15 which is whether they make
any positive contribution to the CA, and
if so, why their demolition is justified.
In the case of buildings which make a
contribution to the CA, we consider
in more detail the extent of that
contribution, their current state of
repair, potential for re-use and the
benefits to the community should they
be demolished.

4.14
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There are areas of the site which
contain listed structures, for example the
Italian Terraces, for which listed
building consent is not sought at this
stage. Paragraph 2.12 of PPG15 states:
“It is generally preferable for both the
applicant and the planning authority if
related applications for planning permission and for listed building or
conservation area consent are considered concurrently. Authorities are
required by section 66(1) of the Act, in
considering whether to grant planning
permission for development which
affects a listed building or its setting, to
have special regard to the desirability
of preserving the building or its setting
or any features of architectural or historic interest which it possesses. It is
unlikely that they will be able to do so
effectively unless the planning
application is accompanied by a listed
building consent application (where
the development in question requires
one) or at least contains an equivalent
amount of information.”
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In this regard, although it is stated that
it is generally preferable for the
planning application and listed
building consent application to be
submitted concurrently, the PPG does not
preclude the approach being taken in this
case where illustrative details of the
proposals for and surrounding the
listed structures are submitted as part
of an outline application, and a listed
building consent application being
submitted at a later date alongside a
reserved matters application. As long
as the local planning authority is content that it can have special regard to
the desirability of preserving the
building or its setting or any features of
architectural or historic interest which
it possesses through the information
provided, this matter should not prevent
the Council considering this submission.
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4.16

4.17

The submission is therefore a fully
supported and comprehensive outline
application, and contains extensive
design information and guidelines.
These documents which form part of the
application, alongside suitable planning
obligations and conditions, will enable
the Bromley Borough Council and the
Mayor to assess whether these
proposals would preserve or enhance
the CA.
There has been considerable pre-application discussion with both the local
planning authority and English Heritage
regarding the historic and conservation
aspects of the proposal and the
technical approach for this submission
has been discussed in detail and agreed.

PROPOSALS

4.18

A full Environmental Impact Assessment
of the development proposals has been
completed and an Environmental
Statement accompanies the application
submission.

4.19

The applications also seek consent to fell
a number of trees within the site. These
works have been discussed with the
Council and, although a number of
mature trees will be lost, the extensive
new and replacement tree planting
within the Park provides substantially
more new trees than will be lost.

4.20

4.0

Details of the parameters of the proposed
buildings are provided within the
parameter plans which form part of this
planning application and are explained
in the Design and Access Statement. The
parameter plans define the built
development proposed by stipulating a
maximum and minimum footprint and
height for all new buildings.
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The Central Sports Area zone
currently contains the Listed NSC and
the Athletics Stadium. The development
proposals include internal and external
alterations to the National Sports Centre
to form a ‘Low-Key Use’1 and also the
demolition and removal of the attached
walkway and podium structures. This
would enable landscaping up to the plinth
around the NSC and two-storey
external pool building, allowing the users
to enter and leave the building via
ground level through a new entrance on
the southern side.
Due to the listed status of the NSC, full
details of the proposed landscaping
works around the NSC have been
submitted with the Masterplan
application. Provision of these details will
allow the impact of the proposals on the
NSC to be properly assessed. Since the
NSC proposals may be carried out at an
earlier stage to the Masterplan landscaping proposals for the wider Central
Sports Area, the landscaping works
described in the following pages are for
a “phase 1” works scheme which will be
capable of being carried out independently of the Masterplan proposals.

CRYSTAL
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These phase 1 works will improve the
setting of the NSC building. Further
minor works will be required to integrate
the landscaping after the phase 1 works
with the Masterplan proposals and
these will be the subject of a further
planning application. Measures to minimise the impact of the landscaping
proposals on the NSC building and its
foundation are described in the NSC
Listed Building Consent Application
Design and Access Statement.

A ’Low-Key’ use means that the building would have minimal
servicing, but the space contained therein could be used for
sports that could succeed in an unheated open air environment
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5 PLANNING POLICY CONTEXT
5.1

Given its size, heritage and diversity of
use, Crystal Palace Park engages with
a wide body of planning policy and guidance. This section summarises the
relevant principal policies which have
informed the Masterplan strategy. A more
comprehensive schedule with examples
of the Masterplan’s response to national, regional and local planning policy is
contained in Appendix A.

Planning Policy Background

Land Use and Heritage Designations

5.2

5.3

The use of Crystal Palace Park is
governed by a number of policy
designations. The entire Park is Grade
II* registered in English Heritage’s
Register of Historic Parks and Gardens.
With the exception of the Palace Terrace,
the Park lies within the Crystal Palace
Park CA. A large majority of the Park
is also designated as Metropolitan Open
Land (MOL).

5.4

Although not statutory designations, the
Park is an important destination on two
London walks. It forms the beginning of
the Green Chain, a 16? mile network of
open spaces stretching across south east
London, and is also located on the
London Loop walk.

The site lies entirely within the London
Borough of Bromley, although adjacent
borough boundaries at the north and
eastern sides of the Park include LB
Croydon, LB Lambeth, LB Southwark and
LB Lewisham. For the purposes of determining these applications, the
development plan is the London Borough
of Bromley Unitary Development Plan
(UDP) 2006, and at a regional level, the
London Plan 2004 (and Early Alterations
2006) and with less weight but still relevant) the 2006 Draft Further Alterations
to the London Plan. National planning
policy in the form of Planning Policy
Guidance Notes (PPGs) and more recent
Planning Policy Statements (PPSs) are
also material planning considerations.

5.0

LB Bromley include as a strategic aim
in the UDP:
“To maintain and enhance the role of
Crystal Palace Park as a principal
strategic park for south-east London and
to recognise its value as open
parkland and as an important cultural,
recreational and sporting asset.”
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The central area of the Park, which
accommodates the National Sports
Centre and the Athletics Stadium, is
designated as a Major Developed Site
(MDS) within MOL. The National Sports
Centre (NSC) is referred to in the
Bromley Unitary Development Plan
(UDP) as a proposal site. The UDP
explains the NSC is currently in use for
sports and leisure. The UDP proposals
are for the redevelopment and
refurbishment of the existing facilities
to meet growing demand, to provide
better integration of the National Sports
Centre with the rest of the Park and
the enhancement of the amenity value
of the Park.
Many of the buildings and structures
located in and around the Park are
subject to national or local listing. These
include the National Sports Centre, which
is Grade II* listed; Crystal Palace
Station, which is Grade II listed; the
Italian Terraces, which are Grade II
listed structures; and the Dinosaurs,
which have recently been Grade I
listed. There are also a number of locally listed buildings within the Park. These
include the lodge, the Jubilee Stand and
staff housing.

CRYSTAL

National Policy - Guiding Principles
5.7

PPS1 explains the guiding principles of
the planning system in the United
Kingdom. It acknowledges that the
condition of our surroundings has a
direct impact on the quality of life and
that the conservation and improvement
of the natural and built environment can
bring social and economic benefit for
local communities (PPS1 Paragraph
18). No matter what level, good design
is at the forefront of planning policy.
Good design is addressing the
connections between people and places
and integrating with the existing urban
form and the natural and built
environments. It should represent
safety and accessibility for all, and
consider the direct and indirect impacts
on the natural environment (PPS1
Paragraph 35).

5.8
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However, no matter how good a design
is, it cannot be brought forward in
isolation. PPS1 requires effective
community involvement, which means
communities must be informed about
emerging proposals in good time.
Communities must be enabled to put
forward ideas and suggestions and
participate in developing proposals and
options. This should involve meaningful
consultation on formal proposals in
locations that are widely accessible (PPS1
Paragraph 43).
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The SRDF for South London brings
together a wide range of data and
information about South London and
makes suggestions to boroughs,
including Bromley, of issues that should
be addressed in implementing the
London Plan. Diagram 2 within the
framework depicts Crystal Palace Park
in a sub-regional context and shows the
proposed Tramlink extension and the
East London Line extension running along
the south side of the Park. The three
main challenges facing south London are
identified as population growth,
managing that growth and identifying a
clear direction for the economy (SRDF
Paragraphs 18,19 and 20).
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5.10

Paragraph 31 of the SRDF identifies
the need to seize the opportunities
provided by substantial growth in
consumer expenditure and strategic
policy to disperse culture, leisure and
tourism pressures from central London
as well as filling gaps in existing
provision in and around town centres.
The SRDF envisages that this will
require sensitive management but a
large land take is not anticipated.

5.11

South London is described as being
relatively well served in terms of
playing fields and municipal and
voluntary sector built facilities. However,
significant gaps in provision across a
range of sub-sectors are identified and
the SRDF specifically refers to the lack
of large swimming pools. Furthermore,
the SRDF concedes that the bulk of
sports facilities are now showing their
age having been built in the 1970s.
Paragraph 52 states that Crystal Palace
has been a significant national and
regional resource for athletics and
other sports activities and that the Mayor
wishes to ensure that a new Crystal
Palace sports facility is developed.

5.12

POLICY

CONTEXT

The network of parks, open space,
wildlife sites and the Green Belt are
identified as one of South London’s
strengths (SRDF Paragraph 202). The
SRDF emphasizes that it will be
important to ensure the continued
existence and protection of these open
spaces. As the population continues to
grow, opportunities should be taken to
enhance the quality and range of
facilities that are offered in parks and
provide for their future maintenance
(SRDF Paragraph 202).
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CRYSTAL

5.14

Design
5.13

5.0

28

The London Plan (LP) requires
developments to create or enhance the
public realm and be accessible, usable
and permeable for all uses. They must
also be attractive to look at and, where
appropriate, inspire, excite and delight.
However design of development must
also respect the natural environment and
London’s built heritage (LP Policy 4B.1).
The importance of public realm is
emphasised further as the London Plan
specifically states that applications
will be assessed in terms of their
contribution to its enhancement (LP
Policy 4B.4). The Mayor will expect
developments to have the highest
standards of accessibility and inclusion
and sustainable design and construction
(LP Policies 4B.5 and 4B.6).

LB Bromley will require a high standard
of design in all developments,
particularly in CAs (UDP Policy BE4).
PPG15 at paragraph 4.19 confirms that
standards of development must be high
in CAs where it is stated that planning
decisions in respect of development
proposed to be carried out in a CA must
give a high priority to the objective of
preserving or enhancing the character
or appearance of the area.

One of the most important designations
at Crystal Palace Park is that of MOL.
Land of this nature is afforded the same
protection as the Green Belt and
consequently national guidance in PPG2
applies. London Plan Policy 3D.9
states that policies should include a
presumption against inappropriate
development on MOL and give it the
same level of protection as the Green
Belt. Essential facilities for appropriate
uses will only be acceptable where they
do not have an adverse impact on the
openness of MOL.

PARK
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MASTERPLAN

5.16

There is a general presumption against
inappropriate development within MOL
as it is by definition harmful to such land
(PPG2 Paragraph 3.1). UDP Policy G2
states that within MOL as defined on the
Proposals Map, permission will not be
given for inappropriate development
unless very special circumstances can
be demonstrated that clearly outweigh
the harm by reason of inappropriateness
or any other harm (PPG2 Paragraph 3.2).
Very special circumstances to justify
inappropriate development will not
exist unless the harm by reason of
inappropriateness and any other harm
is clearly outweighed by other
considerations.

5.17

However, limited development in MOL
can be appropriate – for example,
limited infilling or redevelopment in
accordance with the guidance in PPG2
paragraph 3.4 and Annex C (see paragraph 5.27) within the designated
Major Developed Site (MDS) at the
National
Sports
Centre
can
constitute appropriate development.

Metropolitan Open Land (MOL)
5.15

PALACE
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MOL is designated as such because it
provides access to open space for the
urban population and opportunities for
outdoor sport and outdoor recreation
near urban areas. MOL will also
normally possess landscape value and
nature conservation interest (PPG2
Paragraph 1.6). These are effectively the
purposes of designating land as MOL.
Appropriate development within MOL also
includes essential facilities for outdoor
sport and outdoor recreation and
other uses of land which preserve the
openness of the MOL and which do
not conflict with the purposes of
including land in it, limited infilling or
redevelopment of major existing
developed sites identified in adopted local
plans (PPG2 Paragraph 3.4).
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The reuse of buildings within MOL is also
not
inappropriate
development
provided it meets certain tests, the
principle of which is that the reuse must
not have a materially greater impact than
the present use on the openness of the
MOL and the purposes of including land
in it. Strict control is exercised over the
extension of re-used buildings, and over
any associated uses of land surrounding the building (PPG2 Paragraph 3.8).
A recurring theme of MOL Policy is that
development should contribute to the
achievement of the objectives for the use
of land in MOL and not conflict with the
purposes of designating the land as MOL.
This is particularly true of large-scale
redevelopment of land (PPG2 Paragraph
3.13). In addition to demonstrating
consistency with the purposes of
including land within MOL, the visual
amenities of the MOL should not be
injured by proposals for development
within MOL which although they would
not prejudice the purposes of including
land in MOL might be visually detrimental by reason of their siting, materials
or design (PPG2 Paragraph 3.15).

POLICY

CONTEXT

5.22

Local policy, contained within the
Bromley UDP reiterates much of the
guidance set out in PPG2 (UDP Policy G2)
and the London Plan with additional
controls at the National Sports Centre
site, set out in detail in UDP Policy G3
(see below).

5.23

UDP Policy L1 governs the circumstances
in which outdoor recreational uses will
be allowed in MOL. These include: a
requirement for the development to be
appropriate development (with regard
to other plan policies); the activities
ancillary to the use or development
proposed being small scale and not
adversely affecting either the character
or function of the designated areas; and
the facilities being accessible by a choice
of means of transport.

5.0

29

PLANNING

STATEMENT

Major Developed Sites (MDS)
5.24

Planning policy recognises that major
developed sites exist within MOL and
correspondingly there is special policy
guidance to reflect this. PPG2 recognises the potential benefits of limited infilling
in major developed sites in continuing
use. In order to protect the MOL, the
infilling should not have a greater impact
on the purposes of including land in the
MOL than the existing development, not
exceed the height of the existing
buildings, and not lead to a major
increase in the developed proportion of
the site (PPG2 Paragraph C3).

CRYSTAL

5.25

5.26

With regard to the MDS at Crystal Palace
Park, the Bromley UDP provides additional controls to those set out in Annex
C of PPG2 in UDP Policy G3. These
include the requirements that any
proposals should:

(i)

“improve the openness of the Park or
have no greater impact on the
purposes of including the NSC land and
the Park in MOL;

(ii)

not exceed the height of the existing
National Sports Centre building or the
athletics stadium;

5.0

30

Complete or partial redevelopment of
major developed sites is treated in a
similar way. Redevelopment should
have no greater impact than the existing development on the openness of the
MOL and the purposes of including land
in it, and where possible have less. It
should also contribute to the achievement of the objectives for the use of land
in MOL, not exceed the height of the
existing buildings, and not occupy a larger area of the site than the existing
buildings (unless this would achieve a
reduction in height which would benefit visual amenity) (PPG2 Paragraph C4).
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(iii)

enhance the visual amenities of the
Park landscape;

(iv)

contribute to the achievement of
the objectives for the long term
regeneration of the Park, including
integration with the parkland surroundings; and

(v)

be restricted for indoor or outdoor
sporting uses only, with facilities
ancillary to those primary uses.”

Location of Major Trip-Generating
Development
5.27

Guidance with regard to the location of
major trip generating development is
given in PPS6. Although this is entitled
Town Centres, it includes policy
requirements for major developments
which are ideally located within town
centres but may be appropriately
located on the edge or outside centres
in appropriate circumstances.
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The government’s objectives set out in
PPS6 include encouraging investment to
regenerate deprived areas, creating
additional employment opportunities and
an improved physical environment
promoting high quality and inclusive
design, improving the quality of the
public realm and open spaces,
protecting
and
enhancing
the
architectural and historic heritage of
centres, providing a sense of place and
a focus for the community and for civic
activity and ensuring that town centres
provide an attractive, accessible and safe
environment for businesses, shoppers
and residents.
The guidance provides relevant tests for
the location and assessment of major
trip generating uses including:
assessing the need for the development;
securing the appropriate scale of
development; applying the sequential
approach to site selection; assessing
impacts; and ensuring locations
are accessible.
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5.30

PPS6 states that need must be
demonstrated and impact assessment
carried out for an application for a main
town centre use which would be in an
edge-of-centre or out-of-centre location
and which is not in accordance with
an up to date development plan
document.

Heritage and Conservation
5.31

PPG15 contains policy guidance on
listed buildings and monuments and
there is a policy presumption toward their
preservation. Generally, the best way of
securing the upkeep of historic buildings
and areas is to keep them in active use,
which for the great majority of buildings
means economically viable uses (paragraph 3.8 - PPG15). PPG15 considers
that
judging
the
best
use
is one of the most important and
sensitive assessments that local
planning authorities and other bodies
have to make as it requires balancing
the economic viability of possible uses
against the effect of any changes they
entail in the special architectural and
historic interest of the building or area
in question (PPG15 Paragraph 3.9).

5.32

POLICY

CONTEXT

PPG15 recognises that many listed
buildings can sustain some degree of
sensitive alteration or extension to
accommodate continuing or new uses
(PPG15 Paragraph 3.13). Paragraph 3.15
of PPG15 goes on to state that
“achieving a proper balance between the
special interest of a listed building and
proposals for alterations or extensions
is demanding and should always be
based on specialist expertise; but it is
rarely impossible, if reasonable
flexibility and imagination are shown by
all parties involved.” The exact nature
of the listed building requires
consideration and changes need to be
balanced against the special interest of
the building.
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In exercising CA controls, local planning
authorities are required to pay special
attention to the desirability of
preserving or enhancing the character
or appearance of the area in question.
Account should be taken of the part
played in the architectural or historic
interest of the area by any building for
which demolition is proposed, and in
particular of the wider effects of
demolition on the building's surroundings and on the CA as a whole
(PPG15 Paragraph 4.26).
The general presumption should be in
favour of retaining buildings which
make a positive contribution to the character or appearance of a CA. The
Secretary of State expects that
proposals to demolish such buildings
should be assessed against the same
broad criteria as proposals to demolish
listed buildings. It is necessary to assess
whether a building to be demolished
makes a positive contribution to the CA,
which entails consideration of the
condition of the building, the potential
for re-use and whether it is in the general public interest to remove it.

CRYSTAL

5.35

In less chear-cut cases for instance where
a building makes little or no such
contribution, paragraph 4.27 of PPG15
provides that consent for demolition should
not be given unless there are acceptable
and detailed plans for any redevelopment
and that the merits of any proposed
development can be considered in
determining whether consent should be
given to the demolition of an unlisted
building in a conservation area.

5.36

The redevelopment proposals set out in
the Masterplan Design and Access
Statement and Design Guidelines
provide sufficient information regarding
proposals for the sites of buildings to be
demolished and how these relate to wider
development proposals for the Park to give
comfort regarding the overall benefit of
allowing the demolition of these buildings.

5.37

London Borough of Bromley has
produced a supplementary planning
guidance document for the Crystal Palace
Park CA. This document identifies the
buildings, structures and features that
contribute positively to the area whilst also
identifying
those
aspects
that
warrant intervention by way of improvement, renewal, removal or replacement.
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5.38

Bromley’s Policy on development
affecting statutory listed buildings or their
setting requires the character,
appearance and special interest of the
building to be preserved and no harm
to occur to a building’s setting. If a
change of use were proposed, it would
need to be demonstrated that the
existing or last use was not viable or
is no longer compatible with the
buildings fabric, interior or settings (UDP
Policy BE8).

5.39

Local policy also addresses locally
listed buildings. A proposal to alter,
extend or change the use of a Locally
Listed Building will be permitted
provided that it will be sympathetic to
the character, appearance and special
local interest of the building and will
respect its setting. Permission will only
be granted for the replacement of such
buildings where it is has been
demonstrated that all reasonable options
for the retention of the building have
been considered and the proposed new
building is of an exceptionally high
standard of design (UDP Policy BE10).
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At a London level the Mayor will protect
and enhance the city’s historic
environment (LP Policy 4B.10), and Policy
4C.11 addresses CAs. The London plan
seeks to ensure that the protection and
enhancement of historic assets in
London are based on an understanding
of their special character (LP Policy
4B.11). The Mayor will support schemes
that make use of historic assets, secure
the repair and re-use of buildings at risk
or fit in with wider regeneration
objectives (LP Policy 4B.12).
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The Bromley UDP sets out criteria by
which proposals for the total or
substantial demolition of an unlisted
building in a CA that makes a positive
contribution to its character or
appearance will be assessed. There are
three main circumstances in which
demolition would be permitted. Firstly,
an applicant may have evidence that
reasonable efforts have been made to
continue the present use of the
building, or to find a viable alternative
use, and these efforts have failed. This
evidence would need to be supplemented by demonstration that
preservation of the building as part of
the scheme or in some form of charitable or community ownership is not
possible or suitable. Secondly, the
costs of repairs or maintenance of the
building cannot be justified against its
importance or the value derived from its
retention, provided that the building has
not been deliberately neglected. Lastly,
there may be substantial planning
benefits for the community from
redevelopment which would decisively
outweigh loss from the resulting
demolition (UDP Policy BE12).

POLICY

CONTEXT

5.42

Within a registered historic park, such
as Crystal Palace Park, proposals will
be expected to protect the special
features, historic interest and setting of
the Park. The Council will seek to ensure
that the park or garden is appropriately
managed or maintained in a manner
which reflects its status and designation
(UDP Policy BE15). PPG15 explains that
there are no additional statutory
controls in respect of registered parks
and gardens but Paragraph 2.24 does
state that the effect of proposed
development on a registered park or
garden or its setting is a material
consideration in the determination of a
planning application.

5.43

Permission will not be granted for
development that would adversely
affect scheduled ancient monuments or
other nationally important archaeological sites or involve significant
alterations to them or harm their
settings (UDP Policy BE16).
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Sport
5.44

5.45

5.0

Planning for sport is covered by PPG17.
The Government recognises that it is
essential that the needs of local
communities are known (PPG17
Paragraph 1). Local authorities should
encourage better accessibility of
existing open spaces and sports and
recreational facilities, taking account of
the mobility needs in the local
population and promote better use of
open spaces and sports and recreational facilities, by the use of good
design to reduce crime.
At a regional level the Mayor is
committed to working with strategic
partners to promote and develop
London’s sporting facilities, particularly
in relation to London’s role as the home
of the 2012 Olympic Games and
Paralympics, focused on East London.
Sports facilities should be subject to a
sequential approach and have good
access by sustainable modes of
transport or be located where improved
access is planned. New sports provision
should be focused on areas with
existing deficiencies and facilities (LP
Policy 3D.5).

CRYSTAL

5.46

The multiple use of facilities is
encouraged, including those of schools
and commercial organisations.

5.47

All the objectives of the Bromley UDP
(Policy L1) in relation to recreation leisure
and tourism are relevant to Crystal
Palace Park and the Masterplan. The
objectives are to improve indoor and
outdoor recreation and leisure facilities
in the Borough and to locate new major
indoor facilities in areas well served by
public transport; to safeguard existing
tourist-related development and
encourage the provision of new
facilities in appropriate locations well
served by public transport; to maintain,
promote and enhance public access for
enjoyment of the Borough’s open land;
and to maintain and enhance the role
of Crystal Palace Park as a principal
strategic park for south-east London and
to recognise its value as open parkland
and as an important cultural, recreational and sporting asset.

5.48
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The UDP at policy L9 states that
“a proposal for an indoor sport, recreation or leisure facility will be permitted
provided that:
•

it is located within Bromley or
Orpington town centre or is
allocated in the Schedule of
Proposal Sites for such a use.
Outside of these locations a need
for the development should be
demonstrated and the applicant
must show that a sequential
approach to site selection has
been applied by favouring town
centre then edge of centre sites,
followed by district and local
centres and only then out of
centre sites in locations
accessible by a choice of
means of transport;

•

the development will not
adversely impact on the
character, vitality or viability
of the town, district, local or
other centres;

•

there is no detrimental impact
on nearby residential amenity or
other uses;
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the development is in keeping
with the scale and character
of the surrounding buildings
and area;

•

the proposed use would not
cause undue traffic congestion
or be detrimental to the safety
of other road users and
pedestrians;

•

the site is easily accessible on
foot, by bicycle and is (or will be)
well served by public transport;

•

the development is designed to
be accessible for people with
disabilities; and

•

PLANNING

MASTERPLAN

there is no conflict with other
open space policies of the Plan.
Where existing facilities are
affected by redevelopment
proposals, the Council will seek
their replacement by similar or
improved provision.”
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Transport

Sustainability and Renewable Energy

5.49

PPG13 sets out national transport
planning policy and calls for the
promotion of sustainable modes of
transport and parking restraint as one
such means of achieving policy aims.
Map 3C.1 of the London Plan shows the
proposed major rail transport schemes
and development opportunities in
London and shows proposals for the East
London Line extension to Crystal Palace.

5.51

5.50

Paragraph 22 of PPG17 Sport and
Recreation states that major sports
developments which will accommodate
large numbers of spectators, or which
will also function as a facility for
community based sports and recreation
should be located in highly accessible
locations and in positions capable of
being made accessible by a range of
transport modes, including public
transport, walking and cycling. The
acceptability of proposals and their
location will be assessed by using Public
Transport Accessibility Level (PTAL)
ratings (UDP Policy T1). Off-street
parking spaces should be provided in
accordance with levels set out in the UDP
(UDP Policy T3).

Climate change and global warming have
put sustainability and associated design
and energy issues high on the planning
agenda. The objectives of the Mayor’s
Energy Strategy are to reduce carbon
dioxide emissions, improve energy
efficiency and increase the proportion of
energy used from renewable sources
(LP Policy 4A.7). Proposed major
developments shall need to have their
energy demands to be assessed and
must demonstrate steps taken to apply
the Mayor’s energy hierarchy.

5.52

Bromley’s UDP was adopted in 2006 so
has not yet been reviewed in light of the
rapidly evolving re-prioritisation of
sustainability.
Nonetheless
new
development (new build or conversion)
will be expected to either include or be
capable of accommodating resource
efficiency measures. These include
maximising sunlight and daylight through
design, optimising screening or shading
through landscape and planting design.
They also include sustainable urban
drainage systems (SUDS), including
rainwater and wastewater collection
and recycling.
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Non-residential developments of
1000sqm or more and residential
development comprising 10 dwellings or
more will be required to include the use
of on-site renewable power generation
equipment to provide at least 10% of
the projected energy requirement (UDP
Policy ER4).
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Trees and Landscape

Ecology

5.54

5.57

Ecological considerations are set out in
UDP Policies NE4 and NE5 which seek
to avoid development or suitably
mitigate where protected species may
be present. This issue is also reinforced
at a national policy level in PPG9.

5.58

London Plan Policy 3D.12 deals with
biodiversity and nature conservation and
seeks the identification and protection
of areas of value in this regard. These
policies are particularly relevant as a
large part of the site is designated as a
Site of Importance for Nature
Conservation (SINC).

Development that would damage or lead
to the loss of one or more trees in a CA
will not be permitted, unless the
removal is necessary in the interest of
good arboricultural practice or the
reason for the development outweighs
the amenity value of the trees. If such
development were deemed acceptable,
one or more appropriate replacement
trees of a native species would be sought
either on or off site through the use of
conditions or planning obligations (UDP
Policies BE14 and NE7).

5.55

Similar to the approach to trees, the
Council will require its replacement native
hedgerow species where a hedgerow is
to be removed (UDP Policy NE9).
Bromley shall encourage appropriate
management to improve the amenity
and conservation value of trees and
woodlands (UDP Policy NE8).

5.56

London Plan Policy 4B.4 deals with
enhancing the quality of the public realm
and the supporting text highlights the
fact that trees can enhance the public
realm.
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Community Facilities

Housing

5.59

Development that meets an identified
health, education, social, faith or other
needs of particular communities or areas
of Bromley will normally be permitted
provided that it is accessible by modes
of transport other than the car and
accessible to the members of the
community it is intended to serve (UDP
Policy C1).

5.62

5.60

London Plan Policy 3A.15 - Protection and
enhancement of social infrastructure and
community facilities - sets out the
Mayor’s desire to ensure that toilets, play
facilities and other community facilities
are provided, such as those in the Park.

5.61

The Park forms part of a Green Chain
which is a series of linked open spaces
across South London. Policy G7 of the
UDP requires development proposals to
prevent harm to Green Chain and its
character.
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National planning policy for housing is
contained in Planning Policy Statement
3 (PPS3). The overarching aim is to
ensure that everyone has the
opportunity of living in a decent home.
To achieve this there must be a wide
choice of high quality homes, both
affordable and market housing, to
address the requirements of the
community. Affordability will not only be
achieved by creating a mix of tenures
but also by increasing the supply of
housing overall. There is also a need to
create sustainable, inclusive, mixed communities in all areas, both urban and
rural (PPS3 Paragraph 9), and good
design is fundamental to this (PPS3
Paragraph 12). A key objective
continues to be the re-use of land that
has been previously developed in order
that use of land generally is as efficient
as possible (PPS3 Paragraph 40).

5.63

POLICY

CONTEXT

Specifically relating to affordable
housing, PPS3 states that Local Planning
Authorities should “set out the approach
to seeking developer contributions to
facilitate the provision of affordable
housing. In seeking developer contributions, the presumption is that affordable
housing will be provided on the
application site so that it contributes
towards creating a mix of housing.
However, where it can be robustly
justified, off-site provision or a financial
contribution in lieu of on-site provision
(of broadly equivalent value) may be
accepted as long as the agreed approach
contributes to the creation of mixed
communities in the local authority
area” (paragraph 29).
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5.65
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The Mayor, through the London Plan and
other associated guidance, is seeking to
increase the delivery of housing in the
capital. There is a strategic target for
50% of all new housing from all sources
of supply to be affordable with a
London-wide objective of 70% of this
affordable housing to be for social
rented and the remainder for
intermediate. However, it is recognised
this is not a site specific target and there
is scope for flexibility in certain
circumstances, as provided by Policy
3A.8 in the London Plan.
London Plan Policy 3A.8 explains that
when negotiating on individual private
residential and mixed-use schemes,
boroughs should seek the maximum
reasonable amount of affordable
housing, having regard to their
affordable housing targets, the need to
encourage rather than restrain
residential development and the
individual circumstances of the site.

CRYSTAL

5.66

At a local level the Council will seek 35%
provision of affordable housing on
appropriate sites, with tenure split in line
with the London wide target of 70:30
(UDP Policy H2). Payment in-lieu of
on-site affordable housing or provision
in another location will be acceptable only
in exceptional circumstances (UDP
Policy H3). The Bromley UDP also
provides housing density ranges (UDP
Policy H7).

5.67

Most recently at local level the Council
has published alterations to its Affordable
Housing Supplementary Planning
Guidance (SPG). Whilst the primary
affordable housing policies are H2 and
H3 in the UDP, the SPG expands on how
the policy will operate. The draft SPG was
subject to consultation in 2006 and the
subsequent amendments were agreed
at Development Control Committee on
28 August 2007 and endorsed by the
Council’s Executive on 4 September
2007.
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5.68

Of particular relevance in the revised
document is the ‘suitability tests’ which
set out when an exception can be
made regarding on site provision of
affordable housing. The tests place
emphasis on discussions with the
Council to establish a suitable financial
methodology to assess the economic
viability of a scheme and to discuss
other planning objectives which
may have an impact on the affordable
housing requirement.

5.69

Bromley has also published a Housing
Needs Survey Update 2003. The
annual monitoring target has been the
subject of review as a result of the 2004
London Housing Capacity Study (July
2005) and Early Alterations to the
London Plan (December 2006) and
the overall target is now 485 dwellings
per year.
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ASSESSMENT

6 PLANNING ASSESSMENT
6.1 Principles Used in Assessment
6.1.1

The principles of the Masterplan
proposals for this significant regeneration project are (in no order of priority):
•

Regeneration of the Park;

•

Conserving heritage assets;

•

Promoting a comprehensive
Masterplan design, based on
increasing the amount and
quality of green open space;

•

Enhancing permeability, wayfinding and accessibility;

•

Rationalising and improving
existing buildings and uses;

•

Proposing new buildings that
integrate with and complement
the reinvigorated Park;

•

Activating the edges; and

•

Promoting a sustainable Park.
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6.1.2

In this section the Masterplan
proposals are considered in relation to
planning policy and material planning
considerations. Taken as a whole, it
is considered that the aims set out
above accord with local, regional and
national policy insofar as it relates to the
Park, and in particular the proposals
accord with LB Bromley’s strategic
aims for the future of the Park.

6.1.3

The planning assessment is set out
under the following relevant planning
considerations:
•

Regeneration and
Community Benefits

•

Masterplan and Design

•

Heritage

•

Conservation Area

•

MOL

•

MDS

•

Demolition

•

New Buildings

•

Landscape, Trees and Ecology

•

Housing

•

Sports and Recreational Facilities

•

Education Facilities

•

Transport

•

Energy and Sustainability

•

Community Involvement
and Consultation
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6.2 Regeneration and
Community Benefits
6.2.1

6.2.2

6.2.3

6.0
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6.2.4

The
scheme
has
considerable
regeneration and community benefits
and these are a significant material
planning consideration in the determination of these applications. The
regeneration and community benefits are
set out in more detail in the Regeneration
Statement at Appendix A.
In summary, the Park fulfils a number
of roles – these are cultural, open space
and as an economic driver. The Park is
of significant importance to the wider
environment and socio-economic
well-being of the area.
The Park is an essential part of London’s
open space hierarchy as set out in the
London Plan. It is also part of linked open
spaces known as the Green Chain. It is
an essential amenity for the areas of
housing within its catchment. An
improvement to the Park will bring about
considerable amenity benefits for
residents of the five London Boroughs
which adjoin the Park.

The Park has potential to be a greater
economic asset to the area. As a result
of the proposals it is anticipated that
visitors will use facilities and shops in
Crystal Palace and assist small local
businesses. There will also be benefits
brought about through local job creation
in both regeneration work and longer
term roles within the Park, which are
expected to amount to 82 full time
equivalent (FTE) jobs for regeneration
work and 90-100 FTE jobs for the
longer term.

6.2.5

There will be a substantial investment
in sporting facilities The current
outdated facilities will be replaced with
an efficient and modern sports and
leisure development for the region.
Access for the disabled will be improved
throughout the Park and its facilities.

6.2.6

The Park is also a cultural attraction
which provides for an array of sporting,
educational, musical, recreational and
other activities. The facilities for these
attractions and their setting will be
improved as a result of these proposals.

6.2.7

PALACE
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The Masterplan proposals seek to
achieve a comprehensive regeneration.
The London Development Agency is
firmly committed to achieving the
maximum possible regeneration and
community benefits from the proposals
and to safeguard the Park and its
facilities for the future.

6.3 Masterplan and Design
The Masterplan
6.3.1

The Masterplan proposals are centred on
improving Crystal Palace Park and
bringing it back to the quality and
prestige that it has enjoyed in the past.
It has been developed with the purpose
of fulfilling the aims set out in planning
policy (in particular Bromley UDP Policy
G3) and with due consideration to the
extensive public (and local authority)
consultation which has been carried
out prior to the preparation of these
applications.
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The Park has many strengths, for
example, the mature vegetation and the
spectacular views afforded by the
change in levels. However, due to too
much intervention and a lack of
maintenance, the Park also exhibits
many weaknesses. Most notably, there
is excessive hardstanding and clutter of
unrelated structures in the centre of
the Park, a lack of wayfinding and
accessibility, degradation of the
historically important Palace site and the
listed terraces, and a lack of presence
and natural surveillance leading to
safety issues.
The Masterplan team has taken account
of these strengths and weaknesses and
formulated a design strategy that
centres around returning much of
the hardstanding to parkland and
improving accessibility, along with
opening up and activating the edges of
the Park.
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Design
6.3.4

National planning policy requires a high
standard of design. Regional policy
emphasises the need to create or
enhance public realm, have the highest
standards of accessibility, inclusion and
sustainability, whilst also respecting the
natural environment and the built
heritage. Bromley seek a high standard
of design as part of their UDP.

6.3.5

Enhancing the public realm is a
fundamental part of the design of the
Park Masterplan and the landscaping
works at Anerley Hill Edge and the
improved access at Rockhills Gate
demonstrate the principles of improved
public realm. The accessibility of the Park
would be improved by creating new
gateways to the Park. This would
increase the Park’s presence from
nearby local centres and entice more
visitors into the Park integrating the Park
with its hinterland.

ASSESSMENT

6.3.6

The Grand Central Walk is currently a
shadow of its former self and is
extremely difficult to navigate,
particularly for disabled users, due to
intervening clutter and structures. By
reinstating this central walkway, through
demolition of the negative features and
also by creating level thresholds where
possible, the Park would become
substantially more accessible and
navigable. Furthermore, new pathways
to link the centre of the Park to the edge
would be formed to ensure that
circulation and wayfinding is easier for
the general public.

6.3.7

The Masterplan design is intensely
focused on function of space in the Park.
At present, many areas do not perform
a particular function and in turn are not
used appropriately and thus the space
has deteriorated. This is most notably
true of the Palace Terrace. The
Masterplan design has responded to
this by allocating function of space,
whether it be for relaxation, active use
or otherwise.
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The design strategy responds to each
zone of the listed Park and visual
contribution it provides to the surrounding area. The landscaping works
and building works have therefore
been designed to be attractive to look
at and, where possible, inspire, excite
and delight.
It has been recognised that improvements to the Park must respect what
is already good about the Park, most
notably the natural environment,
ecological attributes and built heritage
elements of special interest. Accordingly,
the most valuable landscape areas of the
Park have been retained, the most
valuable trees and vegetation has
been retained, and the statutory
listed structures have been retained
for adaptation.
The design strategy is underpinned by
the need to enhance the character and
appearance of the CA where possible,
but at all times preserve this character.

CRYSTAL

6.4 Heritage

6.4.2

In addition to containing a number of
individual heritage assets, the Park itself
is a heritage asset of substantial value
as recognised by its Grade II* listing
status. The most notable works proposed
to listed structures concern the National
Sport Centre (Grade II* listed), the
terraces and the subway (both Grade II
listed) which runs under Crystal Palace
Parade. Each of the proposed zones is
discussed below along with other works
to heritage assets which form part of
the application.
National planning policy contains a
clear presumption in favour of the
preservation of listed buildings. The
National Sports Centre has, however,
been beset with a number of
fundamental design problems which have
resulted in the building no longer being
able to provide a facility suitable for
community and elite users.

PARK

–

MASTERPLAN

6.4.3

The NSC building is broadly split
between dry side sports facilities on the
western side of the building spine and
wet facilities (i.e. swimming pool) on the
eastern side of the building. There is no
complete separation between the two
which means that noise from one can
be heard in the other, and vice versa.
Also, glare from the building's glazed
façade can cause an uncomfortable
environment for users, and the
variations in temperature and
humidity pose particular difficulties.

6.4.4

With regard to the swimming facilities,
they are not up to the requisite ASA
(Amateur Swimming Association)
standards, and this cannot be rectified
without major alterations or extensions
to the Listed Building.

6.4.5

In addition, the plant and machinery is
nearing the end of its design life, and
the LDA submitted Planning and Listed
Building Consent applications for internal alterations including renewal and
replacement of plant works to sustain
the building in August 2007.

Conserving Heritage Assets
6.4.1

PALACE

Produced on behalf of the LDA by Latz + Partner / Gerald Eve

CRYSTAL

PALACE

PARK

–

PLANNING

MASTERPLAN

6.4.6

When the LDA took a lease of the Major
Developed Site in March 2006, the NSC
was given priority attention. Extensive
options were considered to look at ways
in which the NSC could be improved and
the problems rectified. These are
explained in the enclosed NSC Historic
Building Assessment.

6.4.7

The original proposal (as set out in the
Planning Framework and the Historic
Building Assessment) was to demolish
the NSC due to the extensive costs and
practical difficulties which would be
experienced preserving the building.
However, following a series of workshops
with English Heritage and LB Bromley,
in addition to meetings with the Twentieth
Century Society, alternative proposals
were considered which included
retention of the Grade II* structure.
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6.4.8

6.4.9

The solution which the Masterplan
incorporates is the demolition of the
podium, walkway and other associated
buildings around the NSC together with
the conversion of the NSC to a ’Low-Key
Use’. The refurbishment of the NSC's
façade would mean that air can
penetrate through the building. The
conversion of the NSC and facilities
created are explained in more detail in
the NSC Design and Access Statement
produced by Arup Associates which
accompanies the applications.
The accompanying Historic Building
Assessment produced by Richard
Coleman also provides more detail on
how the conversion preserves the
special historic and architectural
interest of the building whilst removing
the features which do not possess merit for alteration and renewal.

ASSESSMENT

6.4.10

PPG15 recognises that the best way of
securing the upkeep of historic buildings
is to keep them in active use, which in
most cases means economically viable
uses. The ‘Low-Key Use’ proposed
would achieve this, as the alternative of
no intervention would mean the
problems associated with the NSC,
detailed above, would remain and
worsen degradation.

6.4.11

PPG15 also recognises that many
listed buildings can sustain some degree
of sensitive alteration or extension to
accommodate continued or new uses.
The conversion to the ‘Low-Key Use’ and
the alterations required to do this are
sensitive in that they preserve the
special interest of the building and, with
the proposed landscaping around the
building, substantially enhance its
setting. Use of the building would remain
within Class D2 (assembly and leisure).
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Due to the benefits of the adaptation of
the listed building in association with the
enhancements that the ‘Low-Key Use’
would provide, London Plan policy in
particular policies 4B.10, 4B.11 and
4B.12, and local planning policy
especially UDP Policies BE8 and BE15 are
satisfied.

Terraces
6.4.13

6.0
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The Italian Terraces are one of the last
remaining reminders of Paxton’s
original Crystal Palace. Both the upper
and lower terraces are currently in a poor
state of repair and are in need of
restoration. This restoration is an
important part of the Masterplan and,
subject to funding sources, it is
envisaged that these works would be one
of the first phases of the Masterplan. This
restoration is wholly in accordance
with national, regional and local
planning policy and is a major benefit
of the Masterplan.

CRYSTAL

6.4.14

As part of the development proposals to
the Terraces there will be some
sensitive alterations to accommodate
sunken gardens at either side of the
Paxton axis. These are detailed in the
Design and Access Statement which
accompanies
the
applications.
The sunken gardens would realise
three benefits. Firstly they would draw
people towards the Terraces thereby
increasing vibrancy and activity in
this part of the Park; secondly, they
would provide features of interest
both aesthetically and functionally;
and thirdly, the sunken gardens would
enable the necessary gradients for
disabled access ramps to be incorporated into the Terraces without having
to provide obtrusive ramps in
the foreground of the Terraces which
would detract from their appearance,
and which would affect their
special interest.

6.4.15
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For clarity, the planning application seeks
outline permission for the works associated with the restoration of the
Terraces and therefore, details of the
reserved matters and an accompanying
LBC application will be submitted at a
later date. Paragraph 2.12 of PPG15
states:
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“It is generally preferable for both the
applicant and the planning authority if
related applications for planning
permission and for listed building or
conservation area consent are
considered concurrently. Authorities
are required by section 66(1) of the Act,
in considering whether to grant planning
permission for development which
affects a listed building or its setting, to
have special regard to the desirability
of preserving the building or its setting
or any features of architectural or
historic interest which it possesses. It
is unlikely that they will be able to do
so effectively unless the planning
application is accompanied by a listed
building consent application (where
the development in question requires
one) or at least contains an equivalent
amount of information. If an authority
is asked to consider a planning
application in isolation, a decision on
that application cannot be taken as
predetermining the outcome of a
subsequent application for listed
building consent.”
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6.4.16

The outline application contains sufficient
information to enable the Council to
consider the principle of the proposals
insofar as they relate to the Terraces as
outlined in the parameter plans and the
Design and Access Statement. Therefore
no listed building consent application for
these works is necessary at this time.
The detail will remain to be considered
a reserved matter and as a listed
building consent application will be
submitted alongside the reserved
matters at a later date.

ASSESSMENT

Listed Subway
6.4.17

The subway currently runs under Crystal
Palace Parade and is disused. It is
proposed to restore the subway in
connection with the construction of a
museum, cafe and interpretation
centre on the Palace site. This subway
would provide space in association with
this use. The actual development this
would constitute is the change of use of
the subway, insofar as it lies within
London Borough of Bromley (LBB), to
museum use.

6.4.18

The installation of a glazed roof on part
of the subway will be dealt
with by LBB, and any works west of
Crystal Palace Parade will be dealt with
by a separate application to the
London Borough of Southwark, within
whose administrative area it lies, in
due course.
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Bringing the subway back into beneficial use is wholly compliant with
national, regional and local policy and
will help to preserve and enhance
this listed structure for the future.
A Listed Building Consent application will
be submitted for the subway works at
a later stage.

Locally Listed Buildings
6.4.20

6.0
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The Rangers’ Lodge, residential buildings, Jubilee Stand and Lodge Tower and
Paxton Suite are all locally listed buildings which are proposed to be
demolished in order to achieve wider
regeneration objectives within the Park.
Detail of the extent of demolition is provided in the Conservation Area Consent
Application.

CRYSTAL

6.4.21

Justification in accordance with Policy
BE10 of the Bromley UDP is provided
later in this chapter. In summary these
proposed demolitions accord with
policy since they are required as part of
the overall regeneration objectives for
the Park. Any individual contribution to
the Park and area by those buildings
is outweighed by the substantial
community benefits realised by their
demolition as part of the comprehensive
regeneration of the Park. In general
these buildings do not individually
make a positive contribution to the CA.
None of the buildings are suitable for
re-use in the context of the Masterplan
proposals and comprehensive regeneration of the Park. Their removal is in the
public interest, nevertheless full
information about the proposed
demolition of these locally listed
buildings is provided below in accordance
with PPG15.
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6.5 Conservation Area (CA)
6.5.1

Much of Crystal Palace Park and some
of the surrounding area is designated as
a CA. The CA status does not cover the
entire application area (the Palace
Terrace, the BBC transmitter and the
reservoir area are excluded) but this
designation is highly material to the
Masterplan proposals. As outlined above,
PPG15 confirms the requirement for
special attention to be paid to the
desirability of preserving or enhancing
the character or appearance of a CA. The
aims of PPG15 are carried through in
regional policy in the London Plan and
local policy in the UDP.

6.5.2

At all levels of policy there is a general
presumption in favour of retaining buildings which make a positive contribution
to the character or appearance of a CA.
The Secretary of State expects that proposals to demolish such buildings should
be assessed against the same broad criteria as proposals to demolish listed
buildings. In less clear-cut cases - for
instance, where a building makes little
or no such contribution, the quality of
the replacement building will be a key
consideration. (Paragraph 4.27 PPG15)
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In order to test the application proposals in this respect, an assessment of
London
Borough
of
Bromley’s
Supplementary Planning Guidance (SPG)
for Crystal Palace Park CA is relevant.

6.5.4

The buildings and structures to be
demolished are set out later in the
chapter at paragraph 6.8, and justification based on their contribution to the
CA discussed. The following section
concentrates on the effects of the
Masterplan proposals on the character
and appearance of the CA.

Conservation Area SPG –
Addressing Negative Features
6.5.5

PLANNING

MASTERPLAN

The SPG considers much of the 20th
Century intervention into the Park.
Specifically paragraph 2.16 states:
“The addition of fences, walls, compounds, roads and footways, together
with the unresolved nature of the
disused motor racing circuit all produce
a cluttered aspect that does not add to
the visual amenity or historical or
architectural interest of the conservation area as a whole.” (Paragraph 2.16)
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6.5.6

The MDS area of the Park therefore
has a negative impact upon the
CA. The Palace Terrace also has a
similar adverse impact. This area is
described as

6.5.8

The Palace Terrace, where the Palace
once sat, would also experience
dramatic improvements through the
Masterplan. It is acknowledged that this
part of the Park is of a detracting
character, however, as the UDP Planning
Inspector recognised, it still serves as
open space of some value, hence its
inclusion within the MOL designation
(Paragraph 8.5.27, Inspector’s Report
into the LBB RUDP Public Inquiry).

6.5.9

Latz + Partner were required to find a
solution which would enhance the
character and appearance of the Palace
terrace whilst respecting its openness.
This has been achieved by proposing
landscaping based on the original
footprint of the Crystal Palace as
explained in the Design and Access
Statement and Design Guidelines.

“largely derelict land containing little of
remaining interest” (Paragraph 2.18).
6.5.7

The Masterplan’s solution to these
detrimental areas is derived ultimately
from an understanding of the positive
factors of the CA and of the Park’s
heritage and a design strategy for any
proposals to enhance the character and
appearance of the CA wherever
possible. Much of the hardstanding and
clutter in and around the central area
is intended to be removed and replaced
by green open space with improved
permeability through the Park. This
would be a considerable enhancement
of this part of the CA.

ASSESSMENT
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Conservation Area SPG Guidance for the Park
6.5.10

6.5.11
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6.5.12

All new buildings to be constructed
within the Park are applied for in
outline. This affords flexibility in the exact
design, which is necessary due to the
scale of the project and the length
of the development programme.
However, detailed design for these
buildings is to be controlled and
influenced through the parameter plans
and the Design Guidelines (attached to
the Design and Access Statement),
both of which will be secured through
planning conditions.

6.5.13

The coherence of development proposals within the CA required by the SPG
is delivered and quality of design is
secured by the applications. The
maximum and minimum lengths, widths
and heights of the buildings are set out
in the parameter plans unless otherwise
agreed by the local planning authority
following the grant of permission and
in accordance with any planning
condition imposed by LBB.

Salient objectives evident in the SPG are:
•

to seek design improvements
and the adoption of a coherent
style for each building
(Paragraph 3.4)

•

new buildings to be a subsidiary
element of the landscape
(Paragraph 3.5)

•

preserve, and where possible
enhance, important spatial and
landscape characteristics of the
area (Paragraph 3.7)

The major landscaping improvements
are substantial for the areas which
currently detract from the character
and appearance of the CA, i.e. the Palace
Terrace (Zone A), the Transitional
Landscape (Zone D) and the Central
Sports Area (Zone E). The areas
with mature vegetation and good
landscaping, such as the English
Landscape and the Tidal Lakes have
minimal intervention through the
Masterplan proposals in recognition of
the relatively good present state of
these areas.
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6.5.14

Where buildings are proposed in central
Park locations, their positioning is
dictated by the function of those
buildings in relation to the function or
historic form of the Park. The proposed
Crystal Palace Regional Sports Centre
(RSC) is one such example, as it would
need to relate well to the existing
Athletics Track. This would be partially
underground and have a green roof to
integrate it into the Park landscape.
Similarly kiosks and toilets must be
located conveniently for Park users so
cannot be subservient in location but
rather in size and form.

6.5.15

The proposed greenhouses are
unashamedly prominent, positioned at
either end of the lower terraces where
the flank structures of the original Palace
used to sit reflecting and interpreting the
historic legacy. These buildings need to
be of a certain height to accommodate
vegetation that would grow within. They
would also ‘frame’ the Palace Terrace.
For these reasons they are not
subservient to the Park but would
complement and enhance the Park by
providing exciting structures of interest
with a direct link to its heritage.
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The Masterplan preserves those
landscapes of the Park which contribute
positively to the CA and the Park
generally. These zones are the English
Landscape, the Cricket Ground and the
Tidal Lakes. Arguably the most
striking landscape characteristic of the
Park is the drop in levels which affords
spectacular views from the Palace
Terrace. This characteristic will be
retained and the views enhanced
through improved landscaping and
removal of clutter in the Central
Sports Area.
The existing Anerley Hill Edge has a
negative impact on the Park at present
due to its dense vegetation and uninviting gradients which, when combined, do
not promote permeability at this edge
of the Park. Therefore, the Park and its
surrounding environs are disconnected.
Retention of this disposition would be
contrary to a key element of the
design strategy (promoting permeability and activating the edges) so the
Masterplan proposes ground remodelling and some removal of trees and
vegetation as appropriate.
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Conservation Area SPG - Guidance for the
NSC and Athletics Stadium
6.5.18

6.5.19

With regard to the first objective, the
SPG suggests that the current podium
and walkway structures may need to be
reconsidered. The Masterplan takes
decisive and positive action in this
respect by proposing the demolition and
removal of these detracting structures.
They are replaced with landscaping up
to the plinth of the NSC which will
enhance both views of the grand central walkway and the ease of using it.

6.5.20

The Jubilee stand and the stand on the
western side of the Athletics Stadium are
both to be demolished and removed.
After the Olympics, the athletics IAAF
Grand Prix would move to a legacy
venue at Stratford and therefore there
will be no requirement for that level of
seating after 2012. As there is no
requirement for use of the stands at their
current capacity, their removal would
better serve the Park.

The key conservation objectives for this
part of the Park are described at
paragraph 4.1 of the SPG:
•

The retention and enhancement
of the historic axis as a viewing
line and a pedestrian walkway
through the Park is key;

•

Some of the major buildings may
be worthy of conservation in
their own right;

•

Further development should not
have an adverse impact upon the
mid 19th Century landscape
character of the wider Park,
together with those landscape
features remaining from Paxton’s
design; and

•

Target central area structures,
which currently detract from
the quality and character of
the conservation area, for
enhancement.

ASSESSMENT
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6.5.21

The third objective relates to new
development near to the NSC. The
Masterplan proposes a new RSC to be
located immediately west of the
athletics track. The RSC will need to
accommodate a number of sports
activities. New spectator stands will be
provided to a suitable capacity for the
new RSC.

6.5.22

To mitigate the impact of such a
building on the Park landscape, one of
the design principles of the building is
to integrate the new RSC into the Park
by positively using the drop in the
topography from the transitional
landscape to the level of the Athletics
Stadium. By doing this the views of the
Park, from the palace site and the
Terraces in particular, would be
protected from any adverse visual
impact of the RSC.

6.5.23

The main NSC building is to be retained
due to its listed status and architectural merit. Internal and external alterations
to convert it to a ‘Low-Key Use’ as set
out in the Design and Access Statement.

6.0
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CRYSTAL

Parkside Residences and the
Masterplan Proposals
6.5.24

6.5.25

The SPG expects all proposals for
development to conform with the
character of that section of the CA
surrounding the proposal site, particularly with regard to the scale and height
of construction, location within a plot,
design and materials used.
Although the proposals are in outline,
the building parameters have been
brought forward to respect the scale and
height of surrounding parkside buildings,
whilst the intended palette of materials
used will be appropriate for the Park setting and also providing a connection to
the Arts and Crafts buildings notable on
Crystal Palace Park Road. The SPG
acknowledges that the diversity of
exterior materials in the CA allows
considerable scope in selecting an
exterior finish for new buildings.
The submitted Design Guidelines and
pattern book attached as an Annex to
the Design and Access Statement offer
more information on the intended
design principles of the buildings and use
of materials.

PALACE

PARK

–

MASTERPLAN

6.5.26

The SPG also acknowledges that most
of the parkside houses have pitched
roofs. As such height parameters put
forward for the new residential
development do not prohibit pitched
roofs from being incorporated into the
detailed design.

6.5.27

Where new boundary walls are to be
built, the SPG calls for materials
matching the host building to be used.
An existing listed wall at Rockhills is to
be demolished and rebuilt to provide
a wider footway. Other new walls to
demarcate the boundary between the
pavement and front gardens at the
Rockhills and Sydenham residential
development will be required and it is
envisaged these walls will be constructed in brick to match the base of the
corresponding buildings. Underground
car parking at Rockhills and Sydenham
is proposed to avoid hardstanding
car parking areas at the front of the
buildings, hidden from view.

6.5.28

Consideration of land use policy
related to the housing proposals can be
found at paragraph 6.10.4.
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6.6 Metropolitan Open Land (MOL)
6.6.1

The majority of the Park is designated
MOL and therefore the applicant is
required to demonstrate that the
proposals do not conflict with relevant
policies concerning this designation.

6.6.2

The majority of the proposed landscaping, development and engineering
operations should be considered
appropriate and acceptable with regard
to PPG2, London Plan policy 3D.9 and
UDP Policy G2, since they are to
provide for essential facilities for outdoor
sports and outdoor recreation and
associated uses of the Park which
preserve its openness.

6.6.3

PLANNING

MASTERPLAN

Significant improvements to the
openness of MOL must be weighed
against any elements of the scheme
which are not considered to provide for
essential facilities, such as the area of
housing proposed within MOL which
is discussed below at paragraph 6.10.4.
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6.6.4

6.6.5

The improvements to MOL include the
removal of a considerable amount of
hardstanding, the removal of large
spectator stands which currently
occupy a prominent location within the
centre of the Park, and removal of
other buildings, turnstiles and unused
structures such as the footbridge over
the former racetrack, all of which
currently detract from the openness of
the Park and MOL. Details of proposed
buildings to be demolished and
buildings to be constructed are set out
in the parameter plans and it is
considered that the balance lies
strongly in favour of an overall improvement to the openness of the MOL.
Details of the impact of proposed
buildings on the MOL are detailed at
paragraph 6.9 onwards.

ASSESSMENT

6.7 Major Developed Site (MDS)
6.7.1

Bromley UDP Policy G3 directly
addresses the MDS designation at
Crystal Palace Park. The proposals
within the MDS respect the wider
designations including MOL. The removal
of unnecessary structures and buildings,
including the spectator stands, would
improve the openness of the Park as
required by this policy.

6.7.2

The Masterplan contains development
proposals which seek to rationalise and
improve the uses and buildings within
the MDS to maximise openness, and
provide the best possible facilities for visitors to the Park.

6.7.3

Although the new RSC will have some
impact on the openness of the Park, its
design will respect the MOL designation
and its setting in providing a modern RSC
for London. The aims of Policy G3 and
the MDS designation are therefore
being met in a positive manner. The
proposed development within the MDS
is therefore appropriate with regard to
the tests in PPG2. The location of the
new RSC has been chosen to minimise
any potential visual harm.

6.0
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6.7.4

STATEMENT

The total footprints of the retained NSC
and the new RSC will be less than the
current built footprint in the MDS.

CRYSTAL

6.8.2

6.8 Demolition
6.8.1

6.0
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Planning Policy Guidance Note 15
(PPG15) sets out government guidance
as regards demolition within CAs. At
paragraph 4.26 it is noted that the Local
Planning Authority (LPA) should pay
special attention to the desirability of
preserving or enhancing the character
or appearance of the CA. The part played
by the structures themselves in the
architectural or historical interest of the
area and the effects on its surrounding
area if demolished has been considered.
Paragraph 4.27 sets out a presumption
against demolition of structures which
make a positive contribution to the
character or appearance of the CA. Policy
BE 11 of Bromley Unitary Development
Plan (UDP) relating to CAs echoes the
approach set out in PPG15.

6.8.3

The Masterplan proposes the necessary
demolition of buildings and structures
which lie within the Crystal Palace Park
CA. This section assesses those proposed
demolitions and provides justification in
each case with reference to planning
policy. Details of the location of these
buildings is shown in the Latz
Conservation Area Consent document
which accompanies the application.
Local planning authorities are required
to pay special attention to the
desirability of preserving or enhancing
the character or appearance of a CA
where demolition of an unlisted
building is proposed. The general
presumption should be in favour of
retaining buildings which make a
positive contribution to the character or
appearance of a CA.

6.8.4

PALACE

PARK

–

MASTERPLAN

PPG15 (paragraph 4.26) states:
“In exercising conservation area controls,
local planning authorities are required
to pay special attention to the
desirability of preserving or enhancing
the character or appearance of the area
in question; and, as with listed
building controls, this should be the
prime consideration in determining a
consent application. In the case of
conservation area controls, however,
account should clearly be taken of the
part played in the architectural or
historic interest of the area by the
building for which demolition is proposed,
and in particular of the wider effects
of demolition on the building's
surroundings and on the conservation
area as a whole.”
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Generally, the proposals to demolish
these buildings will in themselves serve
to preserve or enhance the CA as the
majority of the buildings have little
architectural merit and do not make a
positive contribution to the Park or CA.
In addition, the overall plans for the Park,
which although in outline include
detailed illustrations and maximum and
minimum parameters provide enough
information to satisfy the requirement
that the Council will only consider
outline applications involving the
redevelopment of locally listed buildings,
when accompanied by illustrative details
(Policy BE10).

Demolition of Locally Listed Buildings
6.8.6

Amongst the structures to be
demolished are a number of locally
listed structures including the post-war
Lodge accommodation tower constructed to accommodate sportsmen and
women attending National Sports Centre
(NSC) events, the former caretakers’
lodge and seven housing units. The
Jubilee Stadium is also locally listed,
and its stands and seating and ancillary
elements are also set to be removed as
part of the proposals (although the area
will remain in use as a sports arena).

6.8.7

ASSESSMENT

LBB produced a CA Description and
Supplementary Planning Guidance (SPG)
for Crystal Palace Park in August 2006.
It is noteworthy that this document
identifies the key objective of the
guidance as being the preservation and
enhancement of the mid 19th century
landscape character and features from
Paxton’s design (paragraph 3.1). The
harm to views within the earlier Park
caused by the 1960’s sporting facilities
is acknowledged as is the potential to
enhance the situation through the
removal of some of the structures,
although it is also noted that some of
the 1960s structures ‘may be worthy of
conservation’ (paragraph 4.1).

6.0
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STATEMENT

Although the CA designation means that
Conservation Area Consent is required
from the LPA, it is not the case that the
buildings and structures being
demolished make a positive contribution
to the appearance or character of the
Park as an historically important park
(recognised in its being registered
Grade II*). The 1960s structures relate
to the later, post-war insertion of
sporting facilities into the Park and
detract from the appearance of the
original Park elements which the
proposals seek to enhance and restore,
in line with the SPG.

CRYSTAL

6.8.9

6.8.10

6.0
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The locally listed buildings and structures
are of some interest in architectural and
historical terms, reflected in their local
designation, but the retention of a
sporting stadium and the nearby NSC
building maintain a link with this
period of the site’s development, as will
the recording of structures to be
removed and retention of the base of
The Lodge. It is the retained NSC
building which is the most interesting
structure of this period as recognised in
its Grade II* designation and in the SPG.
The Cultural Heritage Assessment
completed by MoLAS assessed the
locally listed buildings as being of
low importance.
Each locally listed and unlisted building
in the CA to be demolished is set out
below, and comment made regarding
the condition of the building, the potential for re-use, and the merits of
alternative proposals.

PALACE

PARK

–

MASTERPLAN

Rangers’ Lodge (Locally Listed)
6.8.11

The rangers’ lodge is a typical 1960s
style dwelling and is ordinary in
appearance with wooden cladding to the
upper parts and UPVC windows. The
building is clearly well maintained but
there is no need in this location for such
a building. To maintain it would
therefore be an unnecessary cost borne
through funds which could be used
elsewhere within the Park.

6.8.12

There is no practical re-use for this
building as it was designed as a
dwelling. Its demolition as part of the
Masterplan proposals would produce
substantial overall benefits for the
community, which would decisively
outweigh the loss resulting from
demolition. The alternative proposals
will improve the MOL in this location, as
open land will result once this building
is removed.
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In summary the rangers’ lodge is not
of significant architectural merit in
itself, and is not required to represent
the post-war architectural element
within the Park, as this will be achieved
with the retention of the NSC. It has
little positive contribution on the CA and
the suitability for re-use, the condition
of the building and the merits of the
alternative proposals outweigh any
presumption in favour of its retention.

Staff Housing (Locally Listed)
6.8.14

PLANNING

MASTERPLAN

The staff housing is similar in its age and
style to the rangers’ lodge. For similar
reasons to the rangers' lodge, it makes
little positive contribution to the CA and
its demolition would result in overall
benefits for the community.

6.8.15

The housing is not suitable for reuse as
it is isolated in the centre of the Park
and re-use for another purpose is
clearly not practical given the design of
the buildings as dwellings. New
housing within the Masterplan scheme
is being proposed at the edge of the Park
where it has traditionally been located
and has minimal effect on the openness
of the Park. Therefore the use of
valuable MOL land within the centre of
the Park for housing has little merit
where an alternative proposal exists with
wider benefits to the community.

6.8.16

ASSESSMENT

PPG15 advises (paragraph 4.26) that
account should clearly be taken of the
part played in the architectural or
historic interest of the area by the
building for which demolition is proposed,
and in particular of the wider effects
of demolition on the building's
surroundings and on the CA as a whole.
In this instance, despite the limited
historic interest of these buildings as part
of the post-war Park development, their
retention would interfere with the
Masterplan proposals and demolition will
allow the comprehensive delivery of a
new improved Park in accordance with
the Masterplan proposals and therefore
the wider effects of the demolition will
be positive.

6.0
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Lodge Tower (Locally Listed)
6.8.17

6.0
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The lodge arguably makes a minor
positive contribution to the character and
appearance of the CA. However, the
facility is underused, expensive to
maintain and dated in its design. Its
condition reflects the practical and
financial consequences of its design, size
and location. The condition of the
building, the cost of repairing and
maintaining it in relation to its
importance and to the value derived from
its continued use are not sufficiently
strong to overcome the need for its
demolition as part of the Masterplan
proposals.

CRYSTAL

6.8.18

6.8.19

Its demolition is necessary in order to
achieve the substantial community and
regenerative benefits of the Masterplan
proposals. Much reduced residential
accommodation for athletes and students
would be made available within the new
college and lodge building, adjacent to
the train station, to replace this
accommodation. This replacement development will be more sustainable in terms
of materials, energy usage and running
costs, representing a proposal of far
greater merit than the retention of the
current building.
The low level footprint of the buildings
would be retained and used to provide
a new skate park and adventure
playground. This is a partial re-use and
has been carefully considered to make
best use of the retained feature.

PALACE

PARK
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MASTERPLAN

Paxton Suite (Locally Listed)
6.8.20

The Paxton Suite is a building of the
same architectural style and era as the
residential and lodge tower. The
building is not in a poor condition,
however in practical terms its design is
dated and the building makes little
positive contribution to the CA. The
condition of the building, the cost of
repairing and maintaining it in relation
to its importance and to the value
derived from its continued use do not
outweigh the benefits of its demolition
as part of the Park Masterplan.

6.8.21

The improvement to the Park that would
result by removing the building and the
contribution to the wider aims of the
Masterplan proposals are further
material planning considerations in
themselves which substantially outweigh
any presumption of retention (Policy
BE10) and accord with other policy aims,
in particular UDP Policy G3 regarding the
regeneration of the Park.
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Stadium Complex (Locally Listed)
6.8.22

6.8.23

6.8.24

PLANNING

MASTERPLAN

This Athletics Stadium complex,
comprising the Jubilee stand to the east,
constructed in 1977, and the main stand
to the west do possess some merit in
terms of their contribution to the CA. This
is confirmed at paragraph 2.15 of the
Crystal Palace Park CA SPG. In this sense
the PPG15 tests are relevant to the issue
of demolition of the building.
Due to the IAAF Athletics Grand Prix
moving to legacy facilities in Stratford,
East London after the Olympics, there
would not be a long term need for the
current seating capacity. Therefore it
is not possible to reuse the stand and
it would be predominantly redundant.
The cost of maintaining such a facility
which would rarely, if ever be used would
be disproportionate and would not be
in the public interest for the Park as
a whole.

6.8.25

6.8.26

Substantial community benefits would
result from the increased openness and
visual amenity achievable once the
stands are removed. The retained
stands will provide a revised number of
seats which is sufficient for the scale of
sports facilities to be provided.
The new RSC, which would replace the
main stand would be of high quality
design and therefore fulfil the criteria set
out in PPG15 and Policies BE10 and
BE12. These circumstances provide
reasonable justification as to why the
demolition would accord with national
and development plan policy.

ASSESSMENT

Auxiliary Rangers’ Buildings
6.8.27

The Rangers’ buildings located on the
Anerley Hill park edge have a neutral
contribution to the character and
appearance of the CA and their
demolition would therefore be
appropriate. The cluster of buildings
located near to the station entrance to
the Park has a detracting impact on the
Park. Therefore in both cases there would
be no presumption in favour of their
retention as the proposals to replace
them within the Masterplan have
considerable merit. The facilities
they house are to be rationalised and
re-provided elsewhere in the Park
through the Masterplan.

6.0

Despite the positive contribution the
stand makes to the sporting facilities,
the fact that it will no longer be required
for sporting events and the impact on
the openness of the Park caused by the
stands means that this harm would not
be balanced by their functionality.
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Caravan Club Site
6.8.28

These buildings have a neutral
contribution to the character and
appearance of the CA as they are of
typical functional 1980s style with little
architectural merit, hence there should
be no presumption toward their
retention. In addition they are not
generally visible from outside the
Caravan Club. Therefore demolition
would be appropriate. Their demolition
is required in order to construct the
residential development at Rockhills Gate
and also to restore land to the Park,
adding further to this case.

CRYSTAL

6.8.30

One o’Clock Club and the St John
Ambulance Building
6.8.31

These buildings have a neutral
contribution to the character and
appearance of the CA. Accordingly, there
should be no presumption in favour of
their retention and the demolition
would therefore be appropriate.
Furthermore the facilities are to be
rationalised and re-provided off-site.

6.8.32

The uses of these buildings are not
essential Park related uses and there is
no reason why they should be retained
within the Park.

Public Toilets (Rockhills, Penge Gate and
Sports Centre)
6.8.29

6.0
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The toilets closest to the sports centre
have been extensively fire damaged.
They therefore currently detract from the
character and appearance of the CA. The
toilets at Penge Gate and Rockhills are
also in a poor state of repair and
subsequently have a negative impact on
the character and appearance of the
CA. Their demolition would therefore
be appropriate.

These views are reinforced in the
Crystal Palace CA SPG which describes,
at paragraph 2.13, the mid-twentieth
century amenity buildings as being of
‘no intrinsic merit’. It is therefore
considered that due to the detracting
nature of the buildings that their
demolition and replacement with
higher quality facilities, albeit in a
different position, would accord with
PPG15 and Development Plan Policy.

PALACE
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Park Management Building
6.8.33

This building has a negative impact on
the character and appearance of the CA
and therefore there should be no
presumption in favour of its retention and
the demolition would therefore be
appropriate. The facilities are to be
rationalised and re-provided elsewhere
in the Park through the Masterplan.

Penge Café
6.8.34

This building has a negative
contribution to the character and
appearance of the CA comprising
utilitarian brick design with steel
shutters. Subsequently there should be
no presumption in favour of its
retention and the demolition would
therefore be appropriate. The facilities
are to be re-provided elsewhere in the
Park through the Masterplan.

Produced on behalf of the LDA by Latz + Partner / Gerald Eve

CRYSTAL

PALACE

PARK

–

St John Ambulance, Storage
6.8.35

PLANNING

MASTERPLAN

6.9.2

These buildings have a neutral
contribution to the character and
appearance of the CA and therefore there
should be no presumption in favour of
their retention, their demolition is
therefore appropriate. The facilities
are to be rationalised and re-provided
off-site.

Entrance Point
6.8.36

This building has a volume under 70 m3
and therefore CA Consent is not required
for its demolition. Notwithstanding this,
the removal is integral to the Masterplan
proposals, the building is not of
significant impact and demolition would
therefore be appropriate.

6.9 New Park Related Uses
and Buildings
6.9.1

New buildings proposed in Park must be
assessed against their use. In the case
of use, where buildings fall within
MOL only certain uses are deemed
appropriate. Inappropriate uses for the
purposes of PPG2 must possess very
special circumstances to outweigh their
defined harm.
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6.9.3

There are a number of new buildings proposed in the Park as part of the
Masterplan proposals. The majority of
these fall within designated MOL. Most
are to be used in conjunction with the
Park and are therefore deemed to be
appropriate development for the
purposes of MOL Policy as they are
essential facilities in connection with
outdoor sport and outdoor recreation,
and for other uses of land which
preserve the openness of MOL and which
do not conflict with the purposes of
including land in it (PPG2 paragraph 3.4).
Some buildings are considered inappropriate in relation to MOL policy and the
applicant has therefore presented very
special circumstances to justify an
exception to policy. In each case the need
to regenerate Crystal Palace Park in the
manner proposed and the substantial
community and regenerate benefits that
would result which clearly outweigh any
hard caused are such very special
circumstances to justify approval of
planning permission and merit an
exception to normal MOL policy.

6.9.4

ASSESSMENT

Below each of the new buildings
proposed is detailed, with consideration
as to whether its use is appropriate or
inappropriate for the purposes of the relevant planning policy, and comment
provided where relevant.
Crystal Palace Park College and Lodge
(sui generis)
(Parameter Plan 6 – Reference 1)
MOL: No

6.9.5

Please refer to paragraph 6.14.1 where
these proposals are discussed in detail.
North and South Greenhouses
(sui generis)
(Parameter Plan 6- Reference 9)
MOL: Yes
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6.9.6

6.9.7

6.0
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STATEMENT

The greenhouses would be significant
structures as twins at either end of the
terrace. Despite the size of the
structures, the use of lightweight
material and glazing will minimise
impact upon openness of the MOL.
The Design Guidelines for this building
also explain that there will be an open
area to the front of the building, which
will emphasise its primary built
appearance. These greenhouses are
not dissimilar to the original Crystal
Palace
design;
more
detailed
justification is provided in the Design
and Access Statement.
Paragraph 3.5 of PPG2 states that essential facilities should be generally required
for uses of land which preserve the openness of MOL and do not conflict with
purposes of including land in it.

CRYSTAL

6.9.8

The greenhouses are considered
important for the overall future success
of the Park, with regard to the siting on
MOL, the greenhouses would not
conflict with any of the purposes of the
MOL designation, but would in fact
assist in urban regeneration, which is an
explicit reason for such designations
(Paragraph 1.5, PPG2).

6.9.9

In the event that very special
circumstances were deemed necessary
for the purposes of PPG2 assessment to
justify these proposed greenhouses, it
is considered that their significance in
the regeneration of the Park through the
Masterplan proposals are very special
circumstances to justify their consent.
The greenhouses pay tribute to Paxton’s
original Crystal Palace and therefore
would provide a strong heritage feature
in the Park.

6.9.10
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The greenhouses are expected to be an
attraction which will bring visitors to the
Park and provide an asset with strong
links and reference to the history of the
Park. They also relate to horticulture
which is not only an important feature
of the Park, but strongly linked to the
existing horticultural education facilities
currently within the Park and also new
proposed facilities which are part of the
Masterplan proposals.
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These greenhouses can be considered
appropriate development in MOL since
they are related to the recreational
use of the Park, which in general
preserves the openness of the MOL, and
do not conflict with the purposes of
including land in it. If it is considered
that the greenhouses are inappropriate
development in MOL, there are very special circumstances which justify their
construction within the MOL due to their
relationship with the Park and its history and role as an attraction and leisure
destination, and also their role in
regeneration of the Park and
surrounding area through the Masterplan
proposals.
Palace Kiosks (Use Class A1 / A3)
(Parameter Plan 6 - Reference 6)
MOL: Yes

6.9.12

The exact location of these kiosks is to
be determined as a reserved matter but
the application identifies a zone in which
up to three kiosks could be placed and
minimum and maximum parameters for
their length, width and height. These
kiosks would be very small, being the
minimum size required for operational
efficiency. They would also serve to fulfil a requirement for refreshments and
snacks for visitors to the Park,
particularly the Palace site. Given their
size, they would not have an adverse
impact on openness and they would not
conflict with the purposes of including
the land within the MOL. It is therefore
considered that these buildings are
appropriate development.
CPP Museum (Use Class D1)
(Parameter Plan 6 - Reference 7)
MOL: Yes
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6.9.13

This museum building would have a
maximum height of 23m. This height is
necessary to achieve wonderful views
over the Park, which the general
public will be able to enjoy from the
museum’s viewing platform.The rest of
the facility will merely replace the
museum facility that currently resides
on Anerley Hill Edge. The museum will
connect through to the listed subway,
which will provide a function space in
association with the museum.

6.9.14

The existing subway will have no
impact upon openness since it already
exists and is located underground.
Despite the museum’s potential size it
is a replacement of an existing use
within the Park and is therefore
demonstrably Park related. It is also
an essential cultural development
proposal which will enhance and
complement the Park. This is considered
an opportunity to provide a valuable and
improved replacement facility for the
existing museum. In addition, it would
occupy a very small proportion of the
Palace site and in this way would not
prejudice the openness of the area and
would not conflict with the purposes of
including the land within the MOL.
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STATEMENT

It is therefore considered that both these
uses are appropriate. However, if it is
considered that the museum building
is
inappropriate,
very
special
circumstances justify its construction
within the MOL, due to its relationship
with the Park and its history and role
as an attraction and leisure destination.
Rockhills Community Facilities
(Use Class D1 / A3)
(Parameter Plan 6 - Reference 8)
MOL: Yes

6.9.16

6.0
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The community facilities, although
locationally linked to the proposed
residential development at Rockhills, will
have an even stronger link with the Park,
as they are orientated towards one of
the key entrances at Rockhills. The café
would provide a place for refreshments
and snacks for visitors to the Park and
the community centre will provide a
facility for local residents and those using
the Park (subject to details and which
will be agreed at a later date through
reserved matters). In this sense, both
these uses have a clear requirement
within the Park and are intrinsically linked
to the use of the land as a Park.

CRYSTAL

6.9.17

Through the use of carefully considered
design principles and materials, these
facilities would preserve the openness
of the MOL. Furthermore, neither the
uses nor the buildings would conflict with
the purposes of including land within the
MOL. It is therefore considered that the
community centre and café buildings are
appropriate. However, if it is considered
that these facilities are inappropriate, it
is considered that they benefit from very
special circumstances which justify
their construction within the MOL due
to the relationship with the Park and its
history and role as an attraction and
leisure destination.
Park Ranger Building (sui generis)
(Parameter Plan 6 - Reference 10)
MOL: Predominantly outside
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6.9.18

The Masterplan rationalises all the
existing park management facilities
and seeks to re-provide these facilities
in a more efficient and improved
manner. This building would in fact
re-use the structure of the existing park
management facility currently located
next to the Cricket Ground. The fact that
there is an existing facility which serves
the Park demonstrates that the facility
is a requirement for the Park. The park
rangers are an essential staffing requirement to manage and maintain the Park.

6.9.19

The benefits of relocation are that a new
associated yard can provide space for
the park rangers’ work whilst retaining
the structure will allow better and more
appropriate materials to be used for the
outer walls. The layout can also be
rationalised to suit current needs.
Notwithstanding the fact the site would
not wholly fall within MOL, it is considered that this use and building is
appropriate for the MOL.
Cricket Pavilion
(sui generis)
(Parameter Plan 6 - Reference 12)
MOL: Yes
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This cricket pavilion would provide
changing facilities and some function
space in connection with the existing
Cricket Ground. Paragraph 3.4 of PPG2
states that essential facilities for outdoor
sport and outdoor recreation shall not
be inappropriate development. Paragraph
3.5 cites the example of small
changing rooms or unobtrusive
spectator accommodation for outdoor
sports. The cricket pavilion fulfils that
description and it is therefore considered
that it is appropriate development for
the purposes of MOL and PPG2
requirements. The height of the
building will be defined by the height
parameters to preserve openness and
the use of materials will be a key
factor in integrating the building into
the Park as explained by the
Design Guidelines.
Café and Dinosaur Interpretation
Centre (Use Class D1 / A3)
(Parameter Plan 7 - Reference 13)
MOL: Yes
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6.9.21

This facility would not only be a café but
would provide a Dinosaur Interpretation
Centre in connection with the Grade I
dinosaur statues in the lower lakes. This
building would replace an existing café
at Penge Gate which is in a similar
location. Given that there will be a very
strong link between the use of the
facility and the listed dinosaur statues
in not only an educational but also
recreational manner, it is considered that
this is a required facility for outdoor
recreation and intrinsically linked with
the Park itself. The building would
preserve the openness, again through
use of materials, as explained in the
Design Guidelines. It is therefore
considered that this is an appropriate use
for the purposes of MOL.
Central Pavilion (sui generis)
(Parameter Plan 7 - Reference 16)
MOL: Yes

ASSESSMENT

6.9.22

The Central Pavilion is an extremely small
building, which will act as a retreat
within an area of Park where there are
not many facilities. It is envisaged that
first aid kits, resting facilities and
other similar essential visitor amenities
would be housed here. This is a
required facility in association with the
Park, and the size of the building, a
maximum height of 8m and a maximum
footprint of 8m x 8m means that this
building would not have an adverse
impact upon openness. It is therefore
considered that this is an appropriate use
in relation to MOL Policy.

6.9.23

It is therefore concluded that, subject
to design and CAs issues, the buildings
set out above, which are considered to
be appropriate within MOL, are
compliant with national, regional and
local policy, and are all intrinsically
linked with the use of the land as a
Park and are required as part of the
Park wider regeneration proposals.
A separate section below discusses the
proposals for housing within the MOL,
as more detailed consideration is
required for this use.
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STATEMENT

Even if it were to be argued that these
Park related structures are in fact
inappropriate as a matter of definition,
given their significance to the regeneration of the MOL as a whole, including
the implementation of the Masterplan
proposals, it is considered that the
significance of their role in the Masterplan
proposals constitute very special
circumstances which would outweigh any
perceived harm.

CRYSTAL

6.10.2

6.10 Housing
6.10.1

6.0
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The Masterplan proposals include some
residential development at the edge of
the Park. These are at Rockhills Gate and
at Sydenham Gate. These proposals have
been carefully considered and their
locations influenced by the extensive
consultation exercises carried out by
the applicants.

6.10.3

In summary it has been decided that
there are two locations within the Park
where housing can be suitably located
without a negative effect on the
overall Masterplan regeneration improvements and with due consideration for
other policy requirements including
MOL, landscaping, design and CA designation. The purpose of including
housing is to financially contribute to the
other Masterplan proposals; housing is
required to ensure delivery of the
Masterplan itself. More detail of this is
provided below as well as in the
Regeneration Statement at Appendix A.
There are two important distinctions to
make in relation to the residential
developments proposed as part of the
development proposals. The Rockhills
Gate residential development is within
the MOL and is therefore by definition
inappropriate development for the
purposes of MOL Policy. Conversely, the
six residential villas proposed at the
Sydenham Gate are not within MOL and
should therefore be treated as infill
development proposals and determined
with regard to more usual design and
other housing policies, as outlined in the
section below.
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Residential Development within MOL
6.10.4

This section addresses the Rockhills
residential development proposed
within land designated as MOL. There
is a general presumption against
inappropriate development within the
MOL as it is by definition harmful to such
land. Very special circumstances to
justify such inappropriate development
which outweigh this harm must be
evident if such development is to be
permitted (Paragraph 3.2, PPG2).

6.10.5

There are very special circumstances
which exist to justify the Rockhills
housing but it is more than a simple
assessment that the proposed buildings
and their purpose and place within the
wider Masterplan outweigh any harm to
the MOL. The circumstances of Crystal
Palace Park and the need to regenerate
it in the manner proposed are such
special circumstances that themselves merit an exception to normal
MOL policy.
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In this context it is clear from the
application documentation that this is a
significant and important project on a
number of different levels, in terms of
heritage, community, economic,
sporting and numerous other benefits.
The project is wholly exceptional and
unique given the history, status and
current condition of the Park, which
has accrued over many years. The
circumstances set out below are,
therefore, very special as they are unique
in terms of the situation and resulting
benefits, including an overall benefit to
the townscape and openness of the Park
and MOL, as set out below.
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6.10.7

The very special circumstances (VSC) to
justify the housing can be summarised
as follows (further detail of each is
provided below). The primary VSC is that
of the funding contribution to the
regeneration of the Park which will result
from the Rockhills housing:
•

Financial contribution from
housing to facilitate the essential
regeneration works;

•

Removal of the Caravan Club and
return of 4.7 ha of enclosed
Caravan Club land to the Park
and MOL and consequent
improved openness;

•

Clear definition of the (new)
entrance to the Park;

•

Natural surveillance to enhance
safety, define perimeters and
access points, and create a sense
of place.

ASSESSMENT

Financial Contribution to the Park
Regeneration
6.10.8

The Masterplan proposals have been
assigned to three levels of works
(explained in more detail in the
Procurement
Strategy
in
the
Environmental Statement). The level one
works are basic restorative and
remedial works which represent a
minimum improvement necessary to
restore the Park. An example of these
works is removal of unnecessary
hardstanding and remediation. The
level two and three works are no less
important, but rely on funding being
available to achieve the absolute
minimum standard for the Park
provided by the level one works.
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STATEMENT

In this context, the capital required to
carry out all three levels of the works
is expected to total in the region of £67.5
million. An initial £41.8 million is
required for the essential level one
works. Of the required funding for level one works, the residential
development at Rockhills Gate would
contribute in the region of £8.6 million.
This is a significant proportion and if
match funding is provided, which is currently a possibility, then nearly
half the funding of the level one works
would be certain. The Sydenham
Gate housing would contribute a further
£4 million.

6.10.10 The LDA have concluded, following
detailed analysis, that the project would
only be responsibly delivered in practice
if some capital is released by the
development at Rockhills in order to
offset the very substantial deficit that
would otherwise accrue. The housing proposed is the minimum necessary to bridge
this deficit. The LDA are content to commit all of the return from the housing land
into the basic level Park improvements
Park through entering into a planning
agreement under s106 of the Town and
Country Planning Act 1990.

CRYSTAL

6.10.11 The balance is then required to achieve
level two and level three works, which
could bring about the status of an
enhanced regional Park and even a
Park of national or international
standard. These level two and level three
works involve the completion of the
majority of the structures, such as the
greenhouses, cricket pavilion and
museum. These would make a
significant contribution to the overall
regeneration of the Park. It should be
noted that the entire level one, two and
three works are not necessarily sequential / consecutive in their implementation,
however they are in terms of securing
funding since potential investors in
level two and three works will need to
be assured that the level one base works
are secured.
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6.10.12 The key factor is that it will not be
possible to bring forward funding for the
level two and three works to pay for the
level one works, since funding for
levels two and three is expected to be
specifically related to elements of
those works, for example commercial
sponsorship for the greenhouses. As
would be expected, it will be more
difficult to secure funding for the
remediation and other fundamental
works required in level one, and the
Rockhills housing receipt will be
essential to contribute towards this.
Further detail of this is provided in the
Regeneration Statement at Appendix A.
6.10.13 Having regard to all the benefits that
would flow from this project, and their
dependency on the release of value
at Rockhills, these represent very
special circumstances which justify the
residential development within MOL.
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6.10.14 These very special circumstances are
wholly exceptional and only arise
because of the particular importance of
the Park, its heritage, the benefits it
offers and the regeneration to be
achieved through its substantial
enhancement which will result from the
Masterplan proposals. To allow this
residential development on MOL would
not compromise decisions made on
other applications for inappropriate
development on MOL since it would be
impossible to recreate the necessity and
circumstances of this famous and
historic Park.

Removal of the Caravan Club

Return of Currently Enclosed Land to MOL

6.10.17 By its own characteristics, the
residential development would define the
entrance to the Park at this point and
provide natural surveillance to enhance
safety, define perimeters and access
points, and create a sense of place.

6.10.15 The land upon which the Rockhills
residential development is to be
located is currently occupied by the
Caravan Club and is therefore
inaccessible to the general public. The
proposal involves the entire caravan park
being removed, however only part of the
land would be used for the residential
development, and approximately 4.7 ha
would be released back to parkland with
clearly improved openness and clear
benefits to the MOL.
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6.10.16 The removal of the Caravan Club itself
is a benefit to the MOL since the
current stationing of caravans within an
enclosed area has a negative effect on
the openness of the land and conflicts
with its inclusion within MOL. Although
the proposed housing will also conflict
with openness this has other benefits
including a smaller footprint, a less
enclosed site area and surveillance and
financial benefits for the Park.
Urban Design and
Security & Safety Benefits

ASSESSMENT

6.10.19 The development has also been sited
in a discreet Park edge location in
order to minimise any impact on the
visual amenity and openness of the MOL.
The design of the dwellings, although not
in detail at this stage, will be important
in defining its role and function at the
edge of the Park as a gateway.
Criteria for Enabling Development
6.10.20 Notwithstanding that it is not considered
that the development falls within the
definition of enabling development as
set out by English Heritage, for
completeness, it is prudent to consider
this element of the proposal against the
criteria set out by this Government body.

6.0

6.10.18 These circumstances would lead to
substantial community benefit capable
of being categorised as a very special
circumstance to outweigh the harm
of the residential development within
the MOL.
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6.10.21 English Heritage has considered the issue
of enabling development to save and
enhance historic assets and believes that
there should be a general presumption
against enabling development which
does not meet all of the following
criteria. After each criteria, a response
is provided in relation to the Rockhills
residential development.
•

6.0
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The enabling development will
not materially detract from the
archaeological architectural
historic landscape or biodiversity
interest of the asset, or
materially harm its setting.
Response – Rockhills residential
development would preserve the
archaeological and historic
features of this area of the Park.
Through careful siting, the
residential development would
protect the landscape and
biodiversity interests in this
location. Through the restoration
of Rockhills Gardens and Haha
and sensitive use of materials,
the Park’s character would be
preserved and the setting would
also be protected.

CRYSTAL

•

The proposal avoids detrimental
fragmentation of management of
the Heritage asset.
Response – The residential
development is located in a
discreet area of the Park and
would not affect the management
of the Park. The LDA would
retain control of the asset.

•

The enabling development will
secure the long term future of
the Heritage asset and, where
applicable, its continued use for
a sympathetic purpose.

•
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The problem arises from the
inherent needs of the Heritage
asset, rather than the circumstances of the present owner or
the purchase price paid.
Response – The Crystal Palace
Park represents a major ongoing
maintenance liability and
therefore any owner would be
faced with the same problems
as the applicant.

Response – The enabling
development will not secure the
long term future use of the Park
in isolation but will make a
significant and necessary
contribution to the level one
works, which are required in
the first instance before level
two and level three works can
commence.
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Sufficient financial assistance is
not available from any other
source.
Response – The LDA has sought
to identify funding from various
sources to cover the level one
cost of approximately £40
million. The Agency itself will
contribute some funding,
however the LDA annual budget
is required to cover a wide range
of projects across London and it
is clear that any contribution
from this will not be near the
total cost of the level one works.
Other sources might include
Heritage Lottery funding,
potentially in relation to
restoration of the Terraces.
After consideration of potential
avenues for funding, the LDA has
concluded that there are limited
funding sources to cover the cost
of the level one works that may
come about in the immediate
future. The nature of the level
one works means that to attract
funding is more difficult than for
the more commercially appealing
later stages.
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•

It is demonstrated that the
amount of the enabling development is a minimum necessary to
secure the future of the Heritage
asset, and that its form
minimises disbenefits.
Response – The Rockhills
residential development is a
logical design response to this
Park context, which has been
balanced against the need to
provide the optimum amount of
funding within these design
constraints. The residential
development has been limited to
the site of the former caravan
park so that members of the
public will not experience any
reduction in their enjoyment of
the Park and, in fact, they will
enjoy a larger amount of green
open space once the Masterplan
proposals have come to fruition.

•

ASSESSMENT

The value or benefit of the
survival or enhancement of the
Heritage asset outweighs the
long term cost to the community
(i.e. the disbenefits) of providing
the enabling development.
Response – The extensive public
consultation carried out by the
LDA has revealed that there is
overwhelming support for lasting
improvements to Crystal Palace
Park. Any perceived disbenefits
of the Rockhills residential
development would pale into
insignificance compared to the
vast benefits that can be
achieved with the Masterplan
proposals.
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6.10.22 The Bromley UDP includes strategic aims
within the Green Belt and Open Space
Chapter (8) which include encouraging
greater access and encouraging
enhancement of urban open space.
These housing proposals assist towards
both of these aims by achieving greater
legibility of the Park, making access to
it safer and more secure particularly in
the evening and by providing funding for
the Park, and also contributing to a general housing need in London.
Residential Development outside the MOL
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6.10.23 There are six residential villas proposed
providing flats at Sydenham Gate,
which represent infill development on
land which is within the Park boundary
but not identified as MOL. The new
residential development would not
occupy any existing open space of
significant value.

CRYSTAL

6.10.24 Rather it would replace the existing
nursery, St John Ambulance building
and the park rangers’ maintenance
building. The former two uses are to be
relocated off-site (although new
accommodation within the Park has been
offered), and the latter accommodated
in a new purpose-built structure
within the Park.
6.10.25 Policy H7 of the Bromley UDP, relating
to density and design, has been
responded to. Furthermore the design
principles in the Design and Access
Statement explain how the buildings will
respect the historic Park status and CA.
Parking will be provided at 0.67 spaces
per unit.
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6.10.26 The residential development would lie
adjacent to MOL and Policy G6 of the
Bromley UDP is applicable. This Policy
requires that proposed development
must not be detrimental to the visual
amenity,
character
or
nature
conservation value of the adjacent
designated area. As explained by the
design guidelines in the Design and
Access Statement, the proposed
development would not injure visual
amenity character or nature conservation value of the MOL but would in fact
complete a more uniform townscape,
where at present there are a number of
diverse and disparate buildings that do
not contribute to the visual amenity of
the MOL or indeed the CA.
6.10.27 Again this housing will provide a
significant funding contribution (circa £4
million) to the essential Masterplan works
as set out in the Regeneration
Statement, although in this instance this
fact is not used as justification for this
housing which is not within MOL.
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6.10.28 The character and appearance of this
stretch of Crystal Palace Park Road
and the CA will be enhanced by this
proposal, which will also have security
and surveillance benefits as activity
around the Sydenham Gate will be
increased. This will enhance safety,
define perimeters and access points, and
create a sense of place.

6.10.30 London Plan Policy 3A.8 encourages
Boroughs to seek the maximum reasonable amount of affordable housing
when negotiating on individual private
residential and mixed use schemes. The
‘maximum reasonable’ is a key phrase
and, in seeking this, it is stated that
boroughs should also have regard to the
individual circumstances of the site.

Housing Tenure and Mix

6.10.31 In this case, the circumstances of the
site are its status as a Park, and
that the objectives for its necessary
regeneration are wholly exceptional
and, as addressed elsewhere, give rise
to very special circumstances to
justify development.

Tenure / Affordable Housing
6.10.29 There is no affordable housing proposed
as part of the residential development
within the Park. Clearly there is a need
for affordable housing in London and in
Bromley. However, the site costs and
scheme requirements associated with the
regeneration of the Park make the
provision of affordable housing unviable.
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6.10.32 Policy 3A.8 makes it clear that the
individual context of sites, the
availability of public subsidy and other
scheme requirements must be taken into
account. The policy is not prescriptive
as long as the scheme is consistent
with strategic planning policy, therefore
this would be consistent with policy
even though the first priority is
affordable housing.

ASSESSMENT

6.10.33 The need for a maximum income
return from a housing scheme is clear
to achieve level one works. There is no
residual profit arising from the scheme
as a whole. Even including positive
value derived from the residential
development, the project gives rises to
a substantial overall deficit. At present
there are no residual funds which can
be used to cross subsidise the provision
of affordable housing. The priority in
the public interest is the restoration of
the Park and thus of necessity at
present, the provision of affordable
housing cannot be achieved.
6.10.34 Furthermore, targets should be applied
flexibly taking account of individual
site costs and other scheme requirements. The circumstances of this
application are that the primary goal is
to regenerate the Crystal Palace Park.
The costs required to regenerate the
Park make this application entirely
different to usual residential and mixed
use commercial development. This
is set out in the accompanying
Regeneration Statement.
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6.10.35 Local UDP Policy H2 requires 35% of
housing for affordable housing on
appropriate sites. The residential development proposed in the Park does meet
the thresholds identified in order that
affordable
housing
would
normally be required. However,
paragraph 4.21 of the Bromley UDP
states that one of the principal
considerations in negotiations will be
whether there will be particular costs
associated with the development of the
site. It goes on to set out examples
where abnormal development costs in
addition to the affordable housing
contribution may impact unduly on
scheme viability.
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6.10.36 This matter is discussed further in the
recently endorsed updated Bromley
Affordable Housing Supplementary
Planning Guidance (SPG) which requires
applicants to demonstrate why a site is
not suitable for affordable housing
provision. This sets out suitability
tests
which
include
particular
development costs and realisation of
other planning objectives.

CRYSTAL

6.10.37 This is precisely relevant for Crystal
Palace Park. Regenerating the Park will
cost in the region of £80 million, and
therefore this substantial abnormal
cost cannot sustain an affordable
housing contribution. A 3 Dragons
appraisal is being carried out. As
outlined in the Regeneration Statement
at Appendix A, even if external funding
sources are maximised, there will be a
substantial deficit in funding for the Park
regeneration and the funds obtained
from the housing land form a critical part
of the initial level one works which are
required to commence the Masterplan
development proposals.
6.10.38 Paragraph 4.21 of the SPG also sets out
the consideration of whether the
provision of affordable housing would
prejudice the realisation of other
planning objectives. Insistence upon
affordable housing in this case would
severely prejudice the ability to deliver
all the level one works which, as
explained above, are the base line works
needed to bring the Park back into an
acceptable condition before the level two
and level three works can be delivered.
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6.10.39 Although in practice the level one, two
and three works may not be delivered
sequentially (primarily due to the
potential phasing complexities involved
with working within a public park), their
funding must be secured in a
sequential manner to ensure that basic
works such as remediation and
demolition can be carried out before
works in later levels such as the
greenhouses.
6.10.40 In reality if affordable housing were to
be provided, the land set aside for
residential use would need to be much
larger since to achieve the same
funding required for the level one works,
there would need to be at least 30%
more units. This would clearly impact on
the Park and openness of MOL further
than is necessary. However, the LDA
would be willing to provide affordable
housing on site if funding became
available (in the form of subsidy) which
would offset the loss of value that would
have been obtained if the housing had
been sold on the open market.
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6.10.41 The LDA are also content to commit all
of the return from the housing land into
the Park through entering into a
planning obligation to that effect under
s106 of the Town and Country Planning
Act 1990.
6.10.42 In summary, this proposal is exceptional and unique and the proposals are
brought forward in circumstances which
could not be repeated, and cannot
therefore set a precedent. Just as the
housing is essential for the delivery of
the basic Masterplan proposals, the
provision of affordable housing would
undermine the value of the housing land
to a point where the project would
become unviable. The housing is
essential in terms of funding the
regeneration of the Park.
6.10.43 For the reasons set out above this
proposal is justified as an exception to
local Policy H2, London Plan Policy 3A.8
and national guidance in PPS3 given the
unique circumstances.
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Mix of Dwellings
6.10.44 With regard to the required mix of
dwellings on the site, consideration has
been given to UDP Policy H7 and London
Plan Policy 3A.4 regarding housing
choice. Neither is prescriptive regarding
the required mix. The on-site mix
proposed at present is predominantly 1
and 2 bedroom units with approximately 3% 3 bedroom units. The reasoning
behind this mix is twofold – firstly the
expected demand in this location is for
smaller homes; and secondly this mix
maximises the funding which can be
secured from the housing development
to provide improvements to the Park.

ASSESSMENT

6.10.45 The 2003 Updated Bromley Housing
Needs Survey concludes at paragraph10.9 that there are shortages of
open market one bedroom and 4
bedroom properties in the Borough, and
at paragraph10.10 concludes: “In the
owner-occupied sector the Council
should encourage the building of
smaller one bedroom homes and
larger four bedroom homes”. Whilst no
four bedroom units are likely to be
provided, it should be noted that
the exact mix of units within the
residential developments would be
finalised at reserved matters stage.
6.10.46 The proposal complies with the overall
aims to increase housing provision
within London as set out in the London
Plan and UDP Policy H1 and provides a
suitable dwelling mix in this location.

6.11 Landscape, Trees and Ecology
6.11.1

6.0

The entire Masterplan application is
essentially a landscaping based proposal. Due to the MOL designation of the
site, the primary consideration in
designing each element of the Masterplan
has been the effect on the landscape.
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6.11.3
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The site is also a Site of Interest for
Nature Conservation. Policy NE2 of the
Bromley UDP allows development
proposals where the reasons for the
proposal in terms of benefits to the local
community outweigh any harm or any
harm can be overcome by mitigating
measures. In this instance there will not
be any significant harm to the SINC and
in fact the proposals will enhance the
nature conservation at the site in the long
term. This issue is discussed in more
detail in the ES.
There have also been a number of areas
where specific landscaping has been proposed, in particular surrounding the NSC
which forms a detailed part of this
application. It has been recognised that
the existing coherence and structure of
the landscaping at the site has brought
about negative effects on the Park and
the way it is used.

CRYSTAL

6.11.4

6.11.5

Policies BE14 and NE7 in the UDP
address loss of trees and replacement
trees. The proposals in the Park will lead
to the removal of a large number of
trees, including some within the CA.
Some of these are required to be
removed in the interest of good
arboricultural practice; others are to
allow development because the reason
for the development outweighs the
amenity value of the trees. Where it is
unavoidable to remove existing trees
detailed justification is provided in the
ES. Pre-application discussions have
taken place with the Tree Officer at
Bromley Council.
The most important consideration is that
the total number of trees to be
planted at the site exceed the number
required to be removed, and the
proposal viewed in its entirety is
logically designed to provide vast
overall improvements to the Park and
its landscaping and therefore the
proposal complies with the aims of
Policies BE14 and NE7.

6.11.6
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UDP Policy BE8 promotes the good
management of trees and woodland and
the improvements to the Park and its
associated facilities, including those for
staff who will be caring for the trees and
landscaped areas, will be greatly
improved. The proposal is supported by
this policy.

6.12 Sports and Recreational Facilities
National Sports Centre (NSC) and
New Crystal Palace Regional Sports Centre
(RSC)
6.12.1

From a heritage point of view, and
following extensive consultation, it has
been decided that the listed NSC building ought to be retained, albeit in a
converted use to house sports pitches.

6.12.2

These sports pitches will replace some
of the outdoor pitch facilities which still
serve a purpose but housing them
within the existing NSC building would
release the pressure of hard standing and
fencing on the central area of the Park
and allow a more open feel to be
achieved, whilst achieving the goal of
finding an appropriate use for the
listed NSC building.
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Demolition of the Podium, Walkway and
Other Associated Structures
6.12.3

6.12.4

The CA SPG describes the effect of the
construction of the NSC as impinging
upon views within the Park (Paragraph
2.15). Similarly the elevated walkway
located between the NSC and the
Athletics Stadium is described as
utilitarian, unloved by many and
uncompromising, making no concessions
to its surroundings and harmful to
Paxton’s original landscape plan
(Paragraph 2.15).
It is clear that the removal of these
intrusive elements, along with the
retention of the main NSC listed
building, would represent substantial
community benefit and therefore be
capable of satisfying the demolition
criteria in PPG15.

Facilities
6.12.5

PLANNING

MASTERPLAN

The facilities within the existing NSC
which would be lost through the
conversion to ‘Low-Key Use’ would be
replaced in the new RSC.
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6.12.6

Through the LDA consultation procedure
and in liaison with Sport England, it has
been widely acknowledged that a sports
function and indeed a sports centre is
still required within the Park. However,
this facility will be more orientated
towards community use as opposed to
professional athletes, particularly given
the legacy facilities that will be available
after the 2012 Olympics at Stratford,
East London.

6.12.7

From a policy viewpoint, the Mayor
supports the promotion and development
of London’s sporting facilities. London
Plan Policy 3D.5 states that sports
facilities should be subject to the
sequential approach and have good
access by sustainable modes of
transport or be located where improved
access is planned. The new RSC would
replace facilities already existing
within the NSC, however it may still be
appropriate to demonstrate that the
location is sequentially preferable in line
with guidance in PPS6.

6.12.8

ASSESSMENT

Given the proposed (and confirmed) East
London Line extension to Crystal Palace
Station, the potential tram proposals and
also the fact that the RSC is more
closely linked to the station, the
improved public transport connectivity
of the new site is clear. The Park is
adjacent to Crystal Palace town centre
and is very well served by public transport from a wide surrounding area. It
is clear that such a facility could not
realistically be located much closer to
an established town centre and public
transport interchanges than in the
current proposal since there are no
other available sites in the vicinity of
the Park.
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The scale and nature of the facility is
similar to the existing NSC and therefore the use will not be new – the
infrastructure surrounding the Park is
therefore already designed to cope with
visitors to the sports use. The RSC will
be a slightly less significant sporting
facility than the previous NSC and
athletics stadium since national facilities
will now be provided by the Olympic
legacy in East London after 2012.
The Park is therefore in the most
sequentially preferable location possible
for the RSC in view of the facilities to
be provided.

6.12.10 The proposal for the RSC is also in line
with Policy C1 of the Bromley UDP which
states that development that meets
identified community objectives will
normally be permitted provided it is
accessible by modes of transport other
than the car and accessible to the
members of the community it is
intended to serve. Again, this is true of
the RSC which will have improved
accessibility benefits being located
closer to the Crystal Palace Park Station.

CRYSTAL

6.12.11 Although permission for the RSC is
applied for in outline, the design
approach as explained by the Design
Guidelines is to integrate the building into
the Park by raising the ground level
around the structure and then building
in to the raised landscape so that
most of the building will be
covered by green landscaping. The
exposed part of the building will face the
Athletics Stadium. This approach of
integrating the buildings in the Park is
of course reflected in the landscaping
proposals around the converted NSC.
This will enhance openness in accordance
with the Major Developed Site and
MOL Policy.
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6.12.12 Policy G3 of the Bromley UDP
implements the principles of PPG2
Annex C within the context of the
National Sports Centre’s Major Developed
Site. The policy sets out the criteria to
which redevelopment proposals should
adhere and these are set out in turn
below with responses to each:
1.

Redevelopment proposals should
improve the openness of the
park or have not greater impact
on the purposes of including the
NSC land and the park in MOL.
Both the proposals for the
converted NSC and the new RSC
will improve the openness of the
Park by integrating the buildings
into the landscape and providing
more green open space. The
proposals will open the central
area to achieve views from the
palace site down through the
Park and through the central
access. The proposals would
certainly have no greater impact
on the purposes of including the
NSC land and the Park in MOL.
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Redevelopment proposals should
not exceed the height of the
existing National Sports Centre
building or the athletic stadium.
The NSC building’s height will
not change whilst the new RSC
building will be no higher than
the existing National Sports
Centre building.

3.

PLANNING

MASTERPLAN

Redevelopment proposals should
enhance visual amenities of the
park landscape
Integrating the buildings into the
landscape and replacing the
clutter associated with the MDS
site with green open space will
improve visual amenities of the
Park landscape and reinstate the
Grand Central Walk.
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4.

The development proposals
should contribute to the
achievement of the objectives for
the long term regeneration of the
park, including integration with
the park land surroundings
The proposals for the NSC and
the RSC are a critical part of the
LDA’s aims for the long term regeneration of the Park. One of
the principal functions of the
Park has been as a sporting and
recreational destination. The
sporting facilities proposed would
protect this function into the
future in a manner which
respects the openness and historic features of the Park whilst
providing a visitor attraction in
the form of good quality modern
recreational facilities.

5.

ASSESSMENT

The redevelopment proposals
should be restricted for indoor or
outdoor supporting uses only,
with facilities ancillary to those
with primary uses
The intended facilities for the
RSC will be for indoor sports use
whilst similarly the new ‘Low-Key
Use’ of the NSC will also be for
this purpose. It is noteworthy
that there will be some ancillary
uses within the new RSC
including some leisure retail and
café and bar facilities typical of
such a facility. These are all
incidental to the use as a RSC
and will be ancillary uses.
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6.12.13 In addition, paragraph C4 of PPG2 is
relevant in that it states that “the
complete or partial redevelopment of
major developed sites may offer the
opportunity
for
environmental
improvement without adding to their
impact on the openness of the MOL and
purposes of including land within it”. The
proposal complies with this since the
demolition of unsightly spectator stands
and the improved NSC and new RSC will
create a setting more respectful to the
openness and historic legacy of the
Park and therefore potentially improve
its openness.
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6.12.14 Specifically paragraph C4 of PPG2
states that the redevelopment of Major
Developed Sites should not exceed the
height of existing buildings nor occupy
a larger area of the site than the
existing buildings (unless this would
achieve a reduction in height which would
benefit visual amenity). In this case, the
demolition of various structures within
the MDS achieves an overall reduction
in developed areas.

CRYSTAL

6.13 Major Trip-Generating Use
6.13.1

6.13.2

Since the NSC is allocated as a Major
Developed Site (MDS) in the LB Bromley
UDP 2006, it is designated for
development in the most up to-date
development plan No need or impact
study or assessment is therefore
required for the proposed sports use
within the MDS in accordance with
guidance within PPS6.

In addition to the leisure, sport,
recreation and cultural facilities and
events the Park has traditionally offered,
it is proposed to enhance the
educational facilities provided in
connection with the Horticultural College
currently at the Park.

–

MASTERPLAN

This building is proposed on the
triangular piece of land adjacent to the
Crystal Palace Park Station and does not
strictly lie within the historic Park
boundary. The site is partly within the
MOL and within the CA. This building is
required for two purposes.

6.14.3

The first purpose is to house
educational facilities for the horticultural college that is in the process of
establishing a small presence within
Crystal Palace Park which will be
complementary to the overall use and
objectives, and maintenance and upkeep
of the park. At the time of writing,
the college occupies a small space
within the Jubilee Stand which is
ancillary to the stand’s main use.
Planning permission has also recently
been granted to re-open the urban farm.

6.14.4

This proposed education facility will
therefore replace some of the existing
facilities within the Jubilee stand and
would also give them a discreet base
within which the students could learn
whilst potentially assisting park rangers
with the upkeep of the Park.

6.14 Educational Facilities

6.14.1

PARK

6.14.2

The site is well located with regard to
public transport accessibility as set
out in the Transport Assessment
forming part of the ES, and the Park is
adjacent to Crystal Palace Town Centre.

Crystal Palace Station College and
Lodge (Educational Facilities and
Accommodation)

PALACE
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Secondly, the building would house some
sleeping accommodation to replace the
loss of accommodation for sport students
that currently exists within the
residential lodge. This overnight
accommodation is therefore a
replacement facility and would be
restricted to residential accommodation
in connection with the sport and
educational facilities on the site - it is
also possible that horticultural college
students will be able to stay in the
overnight accommodation. It should be
clarified that this accommodation is not
Class C3 open market housing and will
be used for short stays of less than 90
days in connection with Park related
activities including sport and horticulture.
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6.14.6

As a result of pre-application discussions,
this proposed building has undergone a
number of design changes. For
example, the existing brick wall on the
Park side of the site is thought to have
formed part of the original colonnade
walk. It is therefore to be retained and
integrated into the proposed building.
Furthermore, there have been some
massing changes to set back the
building at upper levels, in order to
preserve privacy and avoid any
potential overlooking issues in relation
to the existing residential buildings on
the opposite side of Anerley Hill. The
proposed building would necessitate the
removal of a number of trees on the site.
However, none of these trees are of
significant value, and in any case the
regeneration proposals will see a
substantial net increase in the number
of trees in the Park.

ASSESSMENT

6.14.7

The existing site is open space (although
with a significant amount of rough
vegetation), but is of limited value
functionally. It is however recognised that
it may offer some visual amenity to those
who live within viewing distance. The loss
of this small area of undergrowth is
balanced through the overall regeneration proposals since the amount of
green open space will be substantially
increased in the Park itself and of course
this is extremely accessible to those
people living in the residential properties near the lodge site.

6.14.8

Furthermore, the use of timber cladding,
trellis with climbers and glazing to all
elevations, as illustrated in the Design
Guidelines will promote a lightweight
appearance which would have a lesser
impact on visual amenity than if more
urban materials were used. In this sense
the building will integrate into the green
surroundings. The proposed building
would not conflict with the purposes of
including land within the MOL given the
current visual amenities of the land and
the links and benefits of the facility for
the Park and its context in relation to
the horticultural educational facilities.
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Also, subject to the relevant design
principles and detailed design, it is
considered that the proposed building
is capable of preserving the character
and appearance of the CA within which
it lies. The approach to trees and
landscape in respect of this building
is consistent with Bromley UDP Policy
BE14 and NE7.

CRYSTAL

6.15 Transport and Accessibility
6.15.1

The Park currently has a good level of
public transport accessibility with Crystal
Palace station immediately to the south
of the Park and the Norwood Bus Station
located on the western edge of the Park.
The public transport accessibility at these
nodes will improve particularly with the
East London Line extension which will
stop at Crystal Palace Station. The Park
is also within walking distance of Penge
West station to the east. Bus stops
are situated close to all of the Park
entrances with routes serving locations
in all directions.

6.15.2

The public transport accessibility is an
existing strength of the Park and the
Masterplan proposals have taken
advantage of this by placing facilities
which will attract a large number of
visitors close to these transport nodes.
The Transport Assessment gives greater
detail on these issues.

6.14.10 Furthermore, in relation to the use of
the building there is an identified need
for more further education facilities in
respect of horticulture in South London
and this facility would therefore meet an
identified need and accord with Policy
C1 of the Bromley UDP.
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6.14.11 Due to the building’s proximity to
Crystal Palace Station and the Norwood
Bus Terminal it would achieve high
public transport accessibility and would
therefore accord with Policy T1 of the
Bromley UDP.
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6.15.3

Thus at a strategic level, there is
justification for the proposed uses in the
Park from a sustainability perspective.
Policy T1 of the Bromley UDP explains
that the proposed uses will be assessed
by their PTAL ratings. The Public
Transport Accessibility Level (PTAL)
rating for the Park is mixed and ranges
from 2 to 6b (predominantly above
level 4). The greatest trip generating
uses are located closer to the areas of
higher accessibility, which means that
accessibility of each use and building
justifies its location and accords with
Policy T1.

6.15.4

However, it is at the local level that the
Park exhibits poor accessibility. Routes
in and around the Park are not as
accessible, direct or convenient as they
could be. The best example is of
course the Grand Central Walkway
where the podium and walkway at the
centre of the Park inconvenience pedestrians trying to use the walkway whilst
making the route impossible for disabled
users. This theme is repeated around the
Park with paths aligned on indirect routes
and a lack of natural orientation, which
leads to a confusing atmosphere for visitors.
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London Plan policies 4B.5 and 4B.6
require development to have the
highest standards of accessibility and
inclusion. These themes are repeated in
local planning policy (policies T5, T6, T7).
One of the key aims of the Masterplan
proposals is to improve accessibility for
all the pedestrians and cyclists and
disabled users in the Park. This has been
done by reinstating the Paxton Axis
providing disabled access ramps
where
appropriate,
using
the
reinstated Paxton Axis as a spine from
which paths can both originate and end,
realigning paths to be consistent with
desire lines, activating and widening
entrances particularly at Rockhills
Gate and Norwood Gate and differentiating between different modes of
transport through the Park (e.g. cycles
and pedestrians).
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6.15.6

6.15.7

As a result of the high level of parking
currently available in the Park
(including temporary overflow spaces),
the visual amenity of the Park is
impaired, a problem caused primarily by
the corresponding large amount of hard
standing, particularly in the central area.
To accord with PPG13, which aims to
reduce reliance on the car, and also to
improve the visual amenity of the Park,
the Masterplan proposes a reduction in
the level of parking to 436 permanent
spaces with an option for further
temporary spaces on the Palace Terrace.
This level of parking is in accordance
with PPG13 particularly within the
context of the Park’s high public transport accessibility which will only
improve through completion of the
East London Line extension and the
Tramlink proposals. For the residential
development, detail in the Transport
Assessment shows the parking levels
per mix of units and demonstrates
that the proposal is in line with Policy
T3 of the Bromley UDP. Cycle parking
would also be provided at a level
of approximately 190 spaces across
the Park including 25 at Crystal
Palace Station.

ASSESSMENT

Tramlink
6.15.8

Transport for London (TfL) is currently
promoting a new Tramlink extension
running from Croydon to Crystal Palace
as a branch from the existing line
which runs from Croydon via Addiscombe
to Beckenham Junction. At present
the alignment would affect Crystal
Palace Park but the exact alignment is
not yet known. There are two options
which could potentially affect the
Anerley Hill Edge. Promotion of these
public transport works would be done
through a Transport and Works Act Order
and TfL do not intend to confirm their
preferred scheme until November 2007.
Thus, the Masterplan has had to deal
with the uncertainty surrounding these
proposals and the LDA has engaged in
pre application discussions with TfL to
determine the best way of doing this.

6.15.9

There are two issues, the practical and
the procedural. Practically, with the intention to potentially place a tramline on
the Anerley Hill edge running from the
Crystal Palace Station up to the bus terminal, the Masterplan proposals for this
part of the site must not prejudice those
works coming forward at a later date.
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The Masterplan does this by
proposing landscaping in this area
which, in its own right, would be an
acceptable solution but would have the
added benefit of being capable of
accommodating Tramlink if indeed it does
come forward.
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6.15.10 From a procedural point of view, this
application has been submitted in
advance of a formal announcement of
the exact route. To deal with this, the
Design and Access Statement illustrates
two safeguarded areas within the
Anerley Hill Edge zone, which could be
secured by planning condition if
necessary. It is important to understand
that the planning application for the Park
proposals does not apply for any of the
Tramlink works but safeguards the land
that would be required for Tramlink and
does not prejudice the potential
alignment in any way. There is also an
area where there is potential for an
enlarged bus and tram interchange at
the location of the existing bus facility
on Crystal Palace Parade.
6.15.11 In terms of transport and accessibility,
the Masterplan proposals are wholly
acceptable in terms of national,
regional and local policy and the
Transport Assessment within the ES
provides more detail in this respect.
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6.16 Sustainability
6.16.1

Sustainability is core to the design
strategy for the Masterplan and through
the measures incorporated into the
design principles, it is intended that the
Crystal Palace Masterplan will be an
exemplar of sustainable design.

6.16.2

Considerable attention has been given
to renewable energy methods and it is
intended that the housing development
will be of the highest achievable
sustainability rating.

6.16.3

The London Plan and UDP Policy ER4
strongly
advocate
sustainable
construction techniques, renewable
energy usage, reduction in light
pollution and sustainable drainage
amongst other measures. A separate
Sustainability Statement by Waterman
Environmental and Energy Statement by
Hoare Lea accompany this application.
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6.17 Community Involvement
and Consultation
6.17.1

There has been extensive community
and other interested party consultation
and involvement in the preparation
of this Masterplan application. A number of workshops and meetings have
been held and information has been
made available as much as possible
throughout the design process, including a designated website.

6.17.2

This type of consultation is encouraged
and required in planning policy,
nationally in PPG12, but also in the
London Plan and the UDP. It is proposed
to continue public and interested party
involvement as much as practically
possible throughout the application
process
and
beyond.
Further
information on this matter is provided
in the enclosed Statement of Community
Involvement by Local Dialogue and
the LDA.
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7 SUMMARY AND CONCLUSIONS
7.1

7.2

The proposals will bring about
considerable benefits to Crystal Palace
Park and the surrounding area in
(amongst others and in no particular
order) the following areas:
•

Regeneration;

•

Planning;

•

Historic Environment;

•

Community;

•

Accessibility;

•

Economic;

•

Sporting;

•

Security;

•

Safety and

•

Visual.

The proposals provide a vastly improved
environment with enhanced sporting
facilities. Heritage aspects have been
properly considered and the proposals
will ensure that the Park has a
sustainable future.
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7.3

The analysis in this statement demonstrates that in the main, the proposals
are consistent with national, regional and
local policy aims and objectives. The
proposals also susbstantially comply with
specific local guidance for the Park in the
form of the Crystal Palace Park CA SPG,
and specific UDP policy relating to the
Major Developed Site designation.

7.4

Considerable pre-application discussions
and public consultation have taken place
to ensure that development plan and
other material planning considerations
have been fully analysed and explained.

7.5

7.6

There are a number of planning issues
arising from this proposal. The primary
consideration should be the regeneration outcome with the extensive benefits
listed above. This material planning
consideration is one of very considerable weight.
Notwithstanding this conclusion, all of
the relevant planning issues have been
assessed in detail. In particular the very
special circumstances for the development in MOL and the reasons why no
affordable housing is proposed within the
residential development are set out.

7.7

It is evident from the planning history
and available documents that schemes
to improve the Park have previously been
unsuccessful for a variety of reasons,
but primarily in relation to funding. The
current proposals include residential
elements which have been consulted
upon and very carefully considered which
can assist with that funding and ensure
that this regeneration scheme is
delivered.

7.8

In conclusion, the proposals taken as a
whole accord with the aims and
objectives of development plan policy at
regional and local level. They accord
with national policy and guidance.
There are other material planning
considerations of very substantial weight
which justify the proposals.

7.9

The proposals would enhance the
character and appearance of the
designated CA. The special interest of
the listed buildings and structures
would be preserved. In all the circumstances, the grant of planning
permission, CA consent and listed
building consent as sought would
clearly be in the public interest.
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National Policy
Planning Policy Statement 1: Delivering Sustainable Development
Policy

Examples of how policy is applied

Paragraph 17: A high level of protection should be given to most valued
townscapes and landscapes, wildlife habitats and natural resources.
Those with national and international designations should receive the
highest l
evel of protection.

The LDA recognise the Park represents a significant landscape and
wildlife habitat resource. The Masterplan proposes to improve the landscape in poor areas such as the Transitional Landscape and the Central
Area, whereas in areas where the landscape requires little intervention,
such as the English Landscape and the Lower Lakes, these resources are
protected within the Masterplan. Wildlife habitats shall be protected by
retaining the large majority of trees and vegetation whilst also providing
new trees and buildings with the ability to accommodate nesting areas
(e.g. Penge Gate Café).

Paragraph 18: The condition of our surroundings has a direct impact on
the quality of life and the conservation and improvement of the natural
and built environment brings social and economic benefit for local
communities.

The regeneration of Crystal Palace Park would have a significant positive
impact on the quality of life for those living nearby and those who use
the Park facilities on a regular basis. The regeneration of the Park is
fundamentally based on the conservation and improvement of both the
natural and built environment. It is anticipated that surrounding centres
such as Norwood would experience a positive socio-economic impact
through an increase in the number of visitors to the Park and an increase
in the number of jobs provided by the Park.

Paragraph 19: Significant adverse impacts on the environment should be
avoided and alternative options which might reduce or eliminate those
impacts pursued. Where adverse impacts are unavoidable, planning
authorities and developers should consider possible mitigation measures.

The Environmental Statement provides detail of mitigation measures
where an adverse impact may arise. The Masterplan has been designed
to reduce any potential adverse impact. For example, buildings have
been sited and landscaping orientated to respect the Park landscape.
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National Policy
Planning Policy Statement 1: Delivering Sustainable Development
Policy

Examples of how policy is applied

Paragraph 22: Development plan policies should seek to minimise the
need to consume new resources over the lifetime of the development by
making most efficient use or reuse of existing resources, rather than
making new demands on the environment; and should seek to promote
and encourage, rather than restrict, the use of renewable resources.

Sustainability is at the heart of the Park Masterplan. A sustainable water
system, recycling of cut for fill and the use of materials are all examples
of the sustainable approach. Furthermore, it is the aim that up to 20% of
the Park’s energy demand would come from renewable sources.

Paragraph 23: Planning authorities should:

The regeneration of the Park would be of good quality, be sustainable
and would accord with the objectives of the Bromley UDP.
The Masterplan would make a contribution to housing supply through
the residential development at Rockhills and Sydenham, however these
elements of the scheme, particularly the Rockhills development, are
primarily a means to funding improvements to the Park.

•

Actively promote and facilitate good quality development,
which is sustainable and consistent with their plans; and

•

Ensure the provision of sufficient, good quality, new
homes (including an appropriate mix of housing and
adequate levels of affordable housing) in suitable
locations, whether through new development or the
conversion of existing buildings.
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National Policy
Planning Policy Statement 1: Delivering Sustainable Development
Policy

Examples of how policy is applied

Paragraph 24: Planning authorities should carefully consider:

The Masterplan promotes the highest standards of inclusivity, in contrast
to the current state of the Park where disabled users, for examples, are
confronted with problems navigating around the Park. At all times,
inclusivity has been balanced against the need to protect and enhance
the Park’s character and appearance as well as its resources.

•

The inter-relationship between social inclusion, protecting
and enhancing the environment;

•

The prudent use of natural resources and economic
development; and

•

Environmental protection and enhancement which can in
turn provide economic and social benefits.

The Masterplan re-uses cut material for infilling elsewhere in the Park
and this is one example of the LDA’s prudent use of natural resources.
Each facility proposed will be supported by a business case geared to
reducing public subsidy and this reflects the prudent consideration of
economic development.
The protection of what is good about the Park and the enhancement of
those elements of the Park that require it, would lead to an increased
number of visitors to the Park and a greater sense of pride in the
local community. These factors would contribute to economic and
social benefits.
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National Policy
Planning Policy Statement 1: Delivering Sustainable Development
Policy

Examples of how policy is applied

Paragraph 33: Good design ensures attractive usable, durable and
adaptable places and is a key element in achieving sustainable
development.

The Masterplan has been produced by renowned landscape designers,
with support from high quality architects looking at built form within the
Park. The design has been the subject of extensive public consultation.
The design is of extremely high quality and would contribute toward
achieving sustainable development.

Paragraph 34: Good design should contribute positively to making places
better for people. Design which is inappropriate in its context, or which
fails to take the opportunities available for improving the character and
quality of an area and the way its functions, should not be accepted.

The Masterplan design is concerned with how people use and would
use the Park in the future. The design responds to the sensitive
context of the Park whilst taking the opportunity to propose dramatic
improvements.
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Paragraph 35: Good design should:

The design relocates high intensity use facilities, such as the new
regional Sports Centre, to more accessible locations in order to improve
connections. Both the parkland improvements and the buildings
proposed respect the prevailing form of the Park. Implementation of the
Masterplan would lead to the Park become safer and more accessible to
all, which when combined with what is already good about the Park
would result in a more vibrant and successful resource. The direct and
indirect impacts are considered in the Environmental Statement, with
appropriate mitigation proposed where necessary.

•

Address the connections between people and places
by considering the needs of people to access jobs and
key services;

•

Be integrated into the existing urban form and the natural
and built environments;

•

Be an integral part of the processes for ensuring
successful, safe and inclusive villages, towns and cities;

•

Create an environment where everyone can access and
benefit from the full range of opportunities available to
members of society; and

•

Consider the direct and indirect impacts on the
natural environment.
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Paragraph 36: Planning authorities should ensure that developments:

See paragraph above.

•

Are sustainable, durable and adaptable and make efficient
and prudent use of resources;

•

Optimise the potential of the site to accommodate
development, create and sustain an appropriate mix of
uses and support local facilities and transport networks;

•

Respond to their local context and create or reinforce
local distinctiveness;

•

Create safe and accessible environments where crime and
disorder or fear of crime does not undermine the quality of
life or community cohesion;

•

Address the needs of all in society and are accessible,
usable and easy to understand by them; and

•

Are visually attractive as a result of good architecture
and appropriate landscaping.

The priority for the site is the reintroduction of green open space and the
conservation and improvement of heritage assets (e.g. Terraces). The
mix of uses and facilities informed by the need to relocate existing uses
and by a business case for the Park.
The Masterplan responds to the local distinctiveness, and in particular
seeks to respect the character and appearance of the Crystal Palace
Conservation Area.
By activating the edges and promoting some forms of natural
surveillance within the Park the Masterplan would reduce crime within
the Park.
The design guidelines ensure that the detailed design of the Park
elements shall be visually attractive through good architecture and
appropriate landscaping.
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Paragraph 41: One of the principles of sustainable development is to
involve the community in developing the vision for its area.

The Masterplan has been the subject of extensive public consultation.
This has been meaningful consultation and the design team has
responded to particular concerns, e.g. Norwood Triangle Gate proposals
were reviewed following consultation.

Paragraph 43: Effective community involvement requires an
approach which:

The LDA’s consultation process began in 2005 and the public has been
informed of all the proposals both for the planning framework and the
Masterplan. Views expressed by the community have been reflected in
the Masterplan design (e.g. Norwood Triangle Gate proposals were
revised as a result of community views). Consultation was held in
convenient locations mostly within the Park itself.

•

Tells communities about emerging policies and proposals
in good time;

•

Enables communities to put forward ideas and suggestions
and participate in developing proposals and options;

•

Consult on formal proposals;

•

Ensures that consultation takes place in locations that are
widely accessible;

•

Provides and seeks feedback.

¶
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Paragraph 1.6: The use of land in Green Belts should fulfil the
following objectives:

None of the proposed development in the MOL (which receives the same
policy protection as Greenbelt) would conflict with the purposes of
including land within the MOL.

•

To provide opportunities for outdoor sport and outdoor
recreation near urban areas;

•

To retain attractive landscapes, and enhance landscapes,
near to where people live;

•

To improve damaged and derelict land around towns;

•

To secure nature conservation interest; and

•

To retain land in agricultural, forestry and related uses.

Paragraph 3.1: There is a general presumption against inappropriate
development within the Green Belt.

The majority of proposed buildings lying within MOL are Park related
and/or replace existing facilities within the Park. It is therefore
considered that these uses are not inappropriate for the purposes of
PPG2. Residential development in the MOL is an inappropriate use. Very
special circumstances are provided in respect of the Rockhills residential
development, which satisfies the PPG2 tests.
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Paragraph 3.2: Inappropriate development is, by definition, harmful to
the Green Belt and it is for the applicant to show why permission should
be granted. Very special circumstances to justify inappropriate development would not exist unless the harm by reason of inappropriateness
and any other harm, is clearly outweighed by other considerations.

The very special circumstances in respect of Rockhills residential
development are set out in the Planning Statement. Those circumstances
involve the need to fund the improvements to the Park through the sale
of the residential development land, reintroducing an area of Parkland to
the public which is currently inaccessible by virtue of being within the
boundaries of the caravan park and overall, increasing the amount of
green open space in the Park. The harm by reason of inappropriateness
is outweighed by these very special circumstances.

Paragraph 3.4: The construction of new buildings inside a Green Belt is
inappropriate unless it is for the following purposes:

The majority of buildings proposed within the MOL are Park-related and
therefore constitute essential facilities for outdoor sport and recreation or
other uses of land which preserve the openness of MOL and which do not
conflict with the purposes of including land in it.

•

Agriculture and forestry;

•

Essential facilities for outdoor sport and outdoor
recreation, for cemeteries, and for other uses of land
which preserve the openness of the Green Belt and which
do not conflict with the purposes of including land in it.

•

Limited extension, alteration or replacement of
existing dwellings;

•

Limited infilling in existing villages;

•

Limited infilling or redevelopment of major existing development sites identified in adopted local plans.

The NSC and the stadium complex fall within a Major Developed Site.
Collectively, the Masterplan proposals affecting these Park elements
constitute ‘redevelopment of major existing development sites’, designated in the adopted Bromley UDP.
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Paragraph 3.8: The reuse of buildings inside a Green Belt is not
inappropriate development providing;

The buildings that lie within MOL and which would be re-used include
the NSC and the former CPP Museum. In each case the re-use of the
buildings shall not have a greater impact than the present use on the
openness of the Green Belt and the purposes of including land in it.
In the case of the NSC the impact would actually be less as the building
would be re-used in conjunction with demolition of surrounding structures and re-landscaping (e.g. podium and walkway). All the buildings
to be re-used are of permanent and substantial construction and are
capable of conversion with major or complete reconstruction. The NSC is
to be re-used primarily because it is a listed building so there is a
presumption for its retention. The other buildings to be re-used such as
the former CPP museum are in keeping with their surroundings.

•

It does not have a materially greater impact than the
present use on the openness of the Green Belt and the
purposes of including land in it;

•

Strict control is exercised over the extension of
re-used buildings, and over any associated uses of land
surrounding the building which might conflict with the
openness of the Green Belt and the purposes of including
land within it.

•

The buildings are of permanent and substantial c
onstruction, and are capable of conversion without
major or complete reconstruction: and

•

The form, bulk and general design of the buildings are in
keeping with their surroundings.

Paragraph 3.9: If a proposal for the re-use of a building in the Green
Belt does not meet the criteria in Paragraph 3.8, the LPA should not
reject the proposal without considering whether, by imposing reasonable
conditions, any objections could be overcome.

It is considered that the buildings to be re-used within the MOL comply
with Paragraph 3.8 of PPG2.
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Paragraph 3.13: When any large-scale or redevelopment of land
occurs in the Green Belt, it should, so far as possible contribute to
the achievement of the objectives for the use of land in Green Belts.

The regeneration of the Park represents a large scale proposal, The overall improvements to and increase of green open space would contribute
to the achievement of the objectives for the use of land in Green Belts.

Paragraph 3.14: Planning obligations may be used to offset the loss of
or impact on any amenity present on a site prior to development.

There are many planning benefits inherent to the Masterplan proposals
including the restoration of the listed terraces and the increase in green
open space, therefore it is not considered necessary for planning obligations to offset loss of or impact on any amenity present. Nevertheless,
the need for planning obligations shall be reviewed with LBB during the
determination period.

Paragraph 3.15: The visual amenities of the Green Belt should not be
injured by proposals for development within or conspicuous from the
Green Belt which, although they would not prejudice the purposes of
including land in Green Belts, might be visually detrimental by reason of
their siting, materials or design.

The proposed buildings and structures are intended to provide to
improve the visual amenity of the Park. The visual amenity of the Park
would dramatically improve overall, as a result of thanks the increase in
green open space and the removal of clutter and hardstanding. Where
buildings are sited in sensitive locations, the design guidelines commit to
a high quality of design and explain how the use of materials and form
and other design techniques shall be employed to minimise any impact
on MOL visual amenity.
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Paragraph C3: Limited infilling at major developed sites in continuing
use may help to secure jobs and prosperity without further prejudicing
the Green Belt. Infilling should:

The works to the MDS site include demolition of the podium and walkway
adjacent to the NSC, alteration and demolition of the athletics stadium
stand, landscaping around the NSC and construction of a new RSC.
This represents redevelopment rather than infilling within the MDS.

•

Have no greater impact on the purposes of including land
in the Green Belt than the existing development;

•

Not exceed the height of the existing buildings; and

•

Not lead to a major increase in the developed proportion
of the site.

Paragraph C4: The complete or partial redevelopment of major
developed sites may offer the opportunity for environmental improvement without adding to their impact on the openness of the Green Belt
and the purposes of including land within it. Redevelopment should:
•

Have no greater impact than the existing development on
the openness of the Green Belt and the purposes of
including land in it, and where possible have less;

•

Contribute to the achievement of the objectives for the
use of land in Green Belts;

•

Not exceed the height of the existing buildings; and

•

Not occupy a larger area of the site than the existing
buildings (unless this would achieve a reduction in height
which would benefit visual amenity).

Produced on behalf of the LDA by Latz + Partner / Gerald Eve

The works to the MDS site include demolition of the podium and walkway
adjacent to the NSC, alteration and demolition of the athletics stadium
stand, landscaping around the NSC and construction of a new RSC. The
existing built footprint would remain substantially the same so the
proposals would not have a greater impact. In addition there would be
greening around the NSC and the RSC would be integrated into the
landscape with a green roof. These design measures would contribute to
the objectives of using the land as MOL. The proposals would not exceed
the height of the existing buildings, nor would they occupy a larger site
area.
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Paragraph 9: In order to ensure that everyone has the opportunity of
living in a decent home, the Government aims to:

The residential development would contribute to overall housing supply
in the Borough and in the sub-region and would be of high quality.
Although appropriate in terms of design rationale, the need for the
residential development is primarily due to the funding deficit for the
regeneration of the Park. In this context, the maximum development
value must be obtained from the sale of the residential accommodation.
To achieve this open market value must be payable on each residential
unit. Therefore, no affordable housing is proposed however the design of
the residential development would not preclude affordable housing
should a relevant body be willing to pay open market value in order to
secure a proportion of units as affordable in perpetuity.

•

Achieve a wide choice of high quality homes, both affordable and market housing, to address the requirements of the
community.

•

To widen opportunities for home ownership and ensure high
quality housing for those who cannot afford market housing,
in particular those who are vulnerable or in need.

•

To improve affordability across the housing market,
including by increasing the supply of housing.

•

To create sustainable, inclusive, mixed communities in all areas,
both urban and rural.

It is envisaged that there would be a mix of units predominantly one and
two bedroom units with some 3 bedroom family units.
This approach would accord with the need to create sustainable and
mixed communities.
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Paragraph 10: The planning system should deliver:

The design guidelines commit to a high quality of design for the residential development.

•

High quality housing that is well-designed and built to a high
standard.

See response to Paragraph 9 in relation to tenure mix.

•

A mix of housing, both market and affordable, particularly
in terms of tenure and price, to support a wide variety of
households in all areas, both urban and rural.

The residential development would be located in an accessible location,
close to public transport links connecting to employment centres,
services and other infrastructure.

•

A sufficient quantity of housing taking into account need and
demand and seeking to improve choice.

•

Housing developments in suitable locations, which offer a good
range of community facilities and with good access to jobs,
key services and infrastructure.

The residential development at Rockhills would be located on land
previously used by a caravan site whilst the Sydenham residential development would be located on infill plots of previously developed land.

•

A flexible, responsive supply of land – managed in a way that
makes efficient and effective use of land, including
re-use of previously-developed land, where appropriate.

Paragraph 12: Good design is fundamental to the development of high
quality new housing, which contributes to the creation of sustainable, mixed
communities.

The design guidelines commit to high quality design of the residential
development. The Masterplan Design and Access Statement indicates
how the development would preserve or enhance the character and
appearance of the Conservation Area.
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Paragraph 23: Developers should bring forward proposals for market housing which reflect demand and the profile of households requiring market
housing, in order to sustain mixed communities. Proposals for affordable
housing should reflect the size and type of affordable housing required.

The mix envisaged for the private housing is predominantly one and two
bedroom units with some 3 bedroom family units.
In light of the large supply of family sized housing in this area of
Bromley, the need identified in Bromley Housing Needs Report for one
bedroom units in particular, the mix of recently permitted developments
and the indicative mix shown in the Mayoral Housing SPG, this mix is
considered appropriate.
The policy seeks to achieve the maximum reasonable amount of housing
based on a negotiation having regard to the individual circumstances
of the site. In this case, the circumstances of the site are the Park as
a whole, and the objectives for its necessary regeneration are wholly
exceptional and, as addressed elsewhere, give rise to very special
circumstances.
Policy 3A.8 makes clear, in terms, that individual sites, the availability
of public subsidy and other scheme requirements must be taken
into account.
The requirements of scheme are clear even to achieve level one works.
These works give rise to substantial individual site costs that could be
recovered in full by public subsidy. Accordingly, there is no residual
profit arising from the scheme as a whole. Even including positive value
derived from the residential development, gives rises to a substantial
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overall deficit. It is clear therefore that there are no residual funds which
can be used to cross subsidise the provision of affordable housing in this
case. In this instance, the priority in the public interest is the restoration
of the Park and thus of necessity, the provision of affordable housing
cannot be achieved.
Paragraph 24: LPAs should ensure that the proposed mix of housing on
large strategic sites reflects the proportions of households that require
market or affordable housing and achieves a mix of households as well
as a mix of tenure and price.

See response to PPS3 Paragraph 9.

Paragraph 40: A key objective is that LPA’s should continue to make
effective use of land by re-using land that has been previously developed.

The residential development at Rockhills would be located on land previously used by a caravan site whilst the Sydenham residential
development would be located on infill plots of previously developed
land.

Paragraph 45: Using land efficiently is a key consideration in planning
for housing.

The proposed density of the residential development represents (an)
efficient use of land given the heritage, townscape and Conservation
Area constraints of the Park.
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Paragraph 69: In terms of determining planning applications, LPA’s
should have regard to:

The design guidelines commit to high quality design of the residential
development. The Masterplan Design and Access Statement also
indicates how the development would preserve or enhance the character
and appearance of the Conservation Area.

•

Achieving high quality housing.

•

Ensuring developments achieve a good mix of housing
reflecting the accommodation requirements of specific
groups, in particular, families and older people.

•

The suitability of a site for housing, including its
environmental sustainability.

•

Using land effectively and efficiently.

•

Ensuring the proposed development is in line with
planning for housing objectives, reflecting the need and
demand for housing in, and the spatial vision for, the area
and does not undermine wider policy objectives eg.
addressing housing market renewal issues.

See above.
Neither the Rockhills site nor the Sydenham site has any specific
environmental conditions that would prohibit then being used for
residential development.
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Examples of how policy is applied

Paragraph 2.33: In assessing the need and capacity for additional retail
and leisure development, local planning authorities should place greater
weight on quantitative need for additional floorspace for the specific
types of retail and leisure developments. However local planning
authorities should also take account of qualitative considerations. In
deprived areas which lack access to a range of services and facilities,
and there will be clear and demonstrable benefits in identifying sites for
appropriate development to serve communities in these area, additional
weight should be given to meeting these qualitative considerations.

The proposals will provide enhanced and improved leisure facilities in an
appropriate location to serve local need
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Paragraph 2.44: A sequential approach should be applied in selecting
appropriate sites for allocation within the centres where identified need
is to be met. All options in the centre (including, where necessary, the
extension of the centre) should be thoroughly assessed before less
central sites are considered for development for main town centre uses.
The sequential approach requires that locations are considered in the
following order:

The site is located adjacent to Upper Norwood Town Centre and includes
uses which could not feasibly be accommodated within the town centre.
The proposal therefore meets the sequential test requirements.

•

first, locations in appropriate existing centres where suitable sites or buildings for conversion are, or are likely to
become, available within the development plan document
period, taking account of an appropriate scale of development in relation to the role and function of the centre; and
then

•

edge-of-centre locations, with preference given to sites
that are or will be well-connected to the centre; and then

•

out-of-centre sites, with preference given to sites which
are or will be well served by a choice of means of t
ransport and which are close to the centre and have a
high likelihood of forming links with the centre.
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Paragraph 2.49: The Government is seeking to reduce the need to
travel, to encourage the use of public transport, walking and cycling and
reduce reliance on the private car, to facilitate multipurpose journeys
and to ensure that everyone has access to a range of facilities. Good
access to town centres is essential. Jobs, shopping, leisure and tourist
facilities and a wide range of services should therefore be located in
town centres wherever possible and appropriate, taking full advantage of
accessibility by public transport.

The proposal is highly accessible by a range of public transport
modes and is adjacent to Upper Norwood Town Centre making it
highly accessible.

AP
Produced on behalf of the LDA by Latz + Partner / Gerald Eve

111

PLANNING

STATEMENT

CRYSTAL

PALACE

PARK

–

MASTERPLAN

National Policy
Planning Policy Guidance 15: Planning and Historic Environment
Policy

Examples of how policy is applied

Paragraph 2.16: When considering applications for planning permission
or listed building consent for works which affect a listed building, LPA’s
should have special regard to certain matters, including the desirability
of preserving the setting of the building.

The proposals would enhance the setting of the listed National Sports
Centre

Paragraph 2.18: In relation to a historic building or area, new uses may
often be the key to a building’s or area’s preservation, and controls over
land use, density, plot ratio, day lighting and other planning matters
should be exercised sympathetically.

With regard to the NSC, the new ‘Low Key’ use would preserve the
building whilst keeping it in active use.

Paragraph 3.8: Generally, the best way of securing the upkeep of
historic buildings and areas is to keep them in active use. Judging the
best use is one of the most important and sensitive assessments that
local planning authorities and other bodies have to make as it requires
balancing the economic viability of possible uses against the effect of
any changes they entail in the special architectural and historic interest
of the building or area in question (Paragraph 3.9).

With regard to the NSC the new ‘Low Key’ use would preserve the
building whilst keeping it in active use.

Paragraph 3.13: Many listed buildings can sustain some degree of
sensitive alteration or extension to accommodate continuing or
new uses.

The new uses proposed for the NSC would protect it and keep it in
active use. The changes proposed will have a minimal effect by retaining
the majority of original features and the architecture of the building
where possible.
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Paragraph 3.16: While it is an objective of Government policy to secure
the preservation of historic buildings, there would very occasionally be
cases where demolition is unavoidable.

Demolition of unnecessary structures around the Listed NSC is proposed
however no demolition of buildings or structures of particular special
interest is proposed.

Paragraph 4.17: In relation to conservation areas, many include gap
sites, or buildings that make no positive contribution to the character or
appearance of the area and their replacement should be seen as an
opportunity to enhance the area and a stimulus to imaginative high
quality design.

The buildings within the Conservation Area to be demolished make little
or no contribution to the Conservation Area. In many cases their
explained can be regarded as an improvement, in particular when seen
as part of the overall regeneration proposals.

Paragraph 4.26: LPA are required to pay special attention to the
desirability of preserving or enhancing the character or appearance of
the area in question; and account should clearly be taken of the part
played in the architectural of historic interest of the area by the building
for which demolition is proposed, and in particular of the wider effects of
demolition on the building’s surroundings and on the conservation area
as a whole.

See response to Paragraph 4.17 above.
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Paragraph 6: Care must be taken to ensure that archaeological remains
are not needlessly or thoughtlessly destroyed.

A detailed archaeological assessment is submitted with the
Environmental Statement. Guidelines are provided for the positioning of
buildings and trees within the report.

Paragraph 8: With the demands of modern society, it is not always
feasible to save all archaeological remains. The key question is where
and how to strike the right balance.

A detailed archaeological assessment is submitted with the
Environmental Statement.

Paragraph 12: Consideration should be given early, before formal
planning applications are made, to whether archaeological remains exist
on a site where development is planned and the implications for the
development proposal. When important remains are known to exist or
when archaeologists have good reason to believe that important remains
exist, developers would be able to help by preparing sympathetic
designs using, for example, foundations which avoid disturbing the
remains altogether or minimise damage by raising ground levels under
a proposed new structure, or by the careful siting of landscaped or
open areas.

Consideration has been given to the archaeological situation in
the lengthy design and consultation process which has preceded
this application

Paragraph 13: If physical preservation in situ is not feasible, an archaeological excavation for the purposes of ‘preservation by record’ may be an
acceptable alternative.

A detailed archaeological assessment is submitted with the
Environmental Statement.

A detailed archaeological assessment is submitted with the
Environmental Statement.
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Examples of how policy is applied

Paragraph 16: Although the surviving numbers of archaeological
remains are finite and irreplaceable, obviously not all of them are of
equal importance.

Works would be guided by the archaeology report and the historic
importance of remains given priority

Paragraph 21: Where early discussions with local planning authorities or
the developer's own research indicate that important archaeological
remains may exist, an archaeological field evaluation may be required
before any decision on the planning application is taken.

A detailed archaeological assessment is submitted with the
Environmental Statement.

Paragraph 27: In all cases the merits of the preservation of archaeological remains must be assessed together with all other relevant policies
and material considerations.

See above.
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Examples of how policy is applied

Paragraph 1:To ensure effective planning for open space, sport and
recreation it is essential that the needs of local communities are known.

Detailed consultation has been carried out as described in the Statement
of Community Involvement and needs have been taken into account in
designing the proposals. Strategic information regarding Olympic
legacy facilities and future needs have been discussed with Sport
England to ensure the proposed and remaining facilities at Crystal Palace
are appropriate.

Paragraph 10: Existing open space, sports and recreational buildings and
land should not be built on unless an assessment has been undertaken
which has clearly shown the open space or the buildings and land to be
surplus to requirements.

Detailed justification of the relationship of all proposed buildings and
facilities to the Park and existing sports facilities is provided in the
planning application documents. There would be a major improvement in
sporting facilities.

Paragraph 11: Open space and sports and recreational facilities that are
of high quality, or of particular value to a local community, should be
recognised and given protection by local authorities through appropriate
policies in plans.

The existing facilities at the Park would be protected where appropriate
and / or practical. There would be a major improvement in sporting
facilities.

Paragraph 12: Development of open space, sports or recreational
facilities may provide an opportunity for local authorities to remedy
deficiencies in provision.

There would be a major improvement in sporting facilities at the Park.
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National Policy
Planning Policy Guidance: Planning for Open Space, Sport & Recreation
Policy

Examples of how policy is applied

Paragraph 13: Development may provide the opportunity to exchange
the use of one site for another to substitute for any loss of open space,
or sports or recreational facility. The new land and facility should be at
least as accessible to current and potential new users, and at least
equivalent in terms of size, usefulness, attractiveness and quality.

There would be a major improvement in sporting facilities at the Park.

Paragraph 16: The recreational quality of open spaces can be eroded by
insensitive development or incremental loss of the site. In considering
planning applications - either within or adjoining open space - local
authorities should weigh any benefits being offered to the community
against the loss of open space that would occur. Planning authorities
may wish to allow small-scale structures where these would support
the existing recreational uses (for example, interpretation centres,
toilets, and refreshment facilities), or would provide facilities for new
recreational uses.

There would be some minor loss of open space to residential
development, however this must be balanced against the improvement
of existing sports and leisure facilities, the introduction of new modern
facilities and overall improvements to the Park itself.
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Policy

Examples of how policy is applied

Paragraph 17: Local authorities should:

The proposals would enhance the character of the open space in the
Park, would encourage travel to the Park by means other than the
private car, and improve legibility and connections through the Park.

•

Avoid any erosion of recreational function and maintain or
enhance the character of open spaces;

•

Ensure that open spaces do not suffer from increased
overlooking, traffic flows or other encroachment;

•

Protect and enhance those parts of the rights of way
network that might benefit open space; and

•

Consider the impact of any development on biodiversity
and nature conservation.

Paragraph 18: Where recreational land and facilities are of poor quality
or under-used, this should not be taken as necessarily indicating an
absence of need in the area. Local authorities should seek opportunities
to improve the value of existing facilities.

The existing facilities at the site would be greatly improved, including
their accessibility and setting.
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National Policy
Planning Policy Guidance: Planning for Open Space, Sport & Recreation
Policy

Examples of how policy is applied

Local authorities should:

The proposal meets with all of these requirements in providing a com
prehensively upgraded Park with sports and leisure facilities, greater
accessibility and design which should reduce crime and encourage users

•

Promote the compatibility of the uses made of open
spaces and sport and recreational facilities with adjoining
land uses;

•

Encourage better accessibility of existing open spaces and
sports and recreational facilities, taking account of the
mobility needs in the local population; and

•

Promote better use of open spaces and sports and
recreational facilities, by the use of good design to
reduce crime.

Paragraph 22: Planning permission for stadia and major sports
developments which would accommodate large numbers of spectators,
or which would also function as a facility for community based sports
and recreation, should only be granted when they are to be located in
areas with good access to public transport.

The Park is very well served by public transport including rail, and bus.
It would potentially be linked to the Croydon Tramlink system in the
near future.

Paragraph 24: In planning for new open spaces and in assessing
planning applications for development, local authorities should seek
opportunities to improve the local open space network, to create public
open space from vacant land, and to incorporate open space within new
development on previously-used land.

The Masterplan proposals would greatly improve the local open space
network and would increase open space with the removal of the existing
segregated caravan site and the inclusion of part of this land into
the Park

Produced on behalf of the LDA by Latz + Partner / Gerald Eve
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Planning Policy Guidance: Planning for Open Space, Sport & Recreation
Policy

Examples of how policy is applied

Paragraph 30: Planning permission should be granted in Green Belts
for proposals to establish or to modernise essential facilities for
outdoor sport and recreation where the openness of the Green Belt is
maintained. Development should be the minimum necessary and
non-essential facilities (eg additional function rooms or indoor leisure)
should be treated as inappropriate development. Very special circumstances which outweigh the harm to the Green Belt would need to be
demonstrated if such inappropriate development is to be permitted.

The proposal predominantly comprises appropriate development in the
MOL (Green Belt) which would enhance uses related to its openness. The
exception is proposed residential development proposed which would
have some benefits to the Park including improving legibility, defining the
boundary, improving surveillance and increasing activity which could
reduce crime as well a considerable financial benefit towards Park
improvements.
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London Plan (Published February 2004)
Housing
Policy

Examples of how policy is applied

Policy 3A.1: The Mayor aims to increase London’s supply of housing. The
Mayor would seek the provision of additional housing in London towards
achieving an output of 30,000 additional houses a year from all sources.
Housing provision up to 2006 would be monitored against a minimum
target of 23,000 additional homes per year, and the Borough target for
Bromley for 1997-2016 is a total of 11,450 with an annual monitoring
target of 570.

The residential development would contribute to overall housing supply in
the Borough and in the sub-region and would be of high quality.
Although appropriate in terms of design rationale, the need for the
residential development is primarily due to the funding deficit for the
regeneration of the Park.

Policy 3A.4: New developments should offer a range of housing choices.
This includes a mix of housing sizes and types, housing requirements for
different groups such as students, older people etc. All new housing
should be built to Lifetime Homes standards. 10% of new housing
should be wheelchair accessible, or easily adaptable for residents who
are wheelchair users.

The maximum development value must be obtained from the sale of the
residential accommodation. To achieve this the open market value must
be payable on each residential unit. Therefore, no affordable housing is
proposed; however the design of the residential development would not
preclude affordable housing should a relevant body be willing to pay
open market value in order to secure a proportion of units as affordable
in perpetuity.
It is envisaged that there would be a mix of units predominantly one and
two bedroom units, with some 3 bedroom family units.
We consider this would accord with the need to create sustainable and
mixed communities.
All of the housing is designed to Lifetime Homes standards and 10% of
the units will be designed for wheelchair users.
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Examples of how policy is applied

Policy 3A.7: The Mayor’s strategic target for affordable housing is a 50%
provision. Within that, the London Wide objective of 70% social housing
and 30% intermediate provision should be noted, as well as the promotion of mixed and balanced communities.

The policy seeks to achieve the maximum reasonable amount of housing
based on a negotiation having regard to the individual circumstances
of the site. In this case, the circumstances of the site are the Park as
a whole, and the objectives for its necessary regeneration are wholly
exceptional and, as addressed elsewhere, give rise to very special
circumstances.
Policy 3A.8 makes clear, in terms, that individual sites, the availability
of public subsidy and other scheme requirements must be taken
into account.
The requirements of scheme are clear even to achieve level one works.
These works give rise to substantial individual site costs that could be
recovered in full by public subsidy. Accordingly, there is no residual
profit arising from the scheme as a whole. Even including positive value
derived from the residential development, gives rises to a substantial
overall deficit. It is clear therefore that there are no residual funds which
can be used to cross subsidise the provision of affordable housing in this
case. In this instance, the priority in the public interest is the restoration
of the Park and thus of necessity, the provision of affordable housing
cannot be achieved.
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London Plan (Published February 2004)
Housing
Policy

Examples of how policy is applied

Policy 3A.8: When negotiating on individual private residential and
mixed-use schemes, boroughs should seek the maximum reasonable
amount of affordable housing, having regard to their affordable housing
targets adopted in line with policy 3A.7; the need to encourage rather
than restrain residential development and the individual circumstances
of the site.

The policy seeks to achieve the maximum reasonable amount of housing
based on a negotiation having regard to the individual circumstances of
the site. In this case, the circumstances of the site are the Park as
a whole, and the objectives for its necessary regeneration are wholly
exceptional and, as addressed elsewhere, give rise to very special
circumstances.
Policy 3A.8 makes clear, in terms, that individual sites, the availability
of public subsidy and other scheme requirements must be taken
into account.
The requirements of scheme are clear even to achieve level one works.
These works give rise to substantial individual site costs that could be
recovered in full by public subsidy. Accordingly, there is no residual profit
arising from the scheme as a whole. Even including positive value
derived from the residential development, gives rises to a substantial
overall deficit. It is clear therefore that there are no residual funds which
can be used to cross subsidise the provision of affordable housing in this
case. In this instance, the priority in the public interest is the restoration
of the Park and thus of necessity, the provision of affordable housing
cannot be achieved.
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Housing
Policy

Examples of how policy is applied

Policy 3A.13: The loss of hostels, staff accommodation and shared
accommodation that meet an identified housing need should be resisted
by UDP policies, unless the existing floorspace is satisfactorily re-provided
to an equivalent or greater standard. Policies should resist the loss of
housing to short-term provision (90 days).

In overall terms the amount of housing in the Park would increase.

Policy 3A.15: The need for social infrastructure and community facilities
such as children’s play and recreation facilities, services for young
people, community halls, older people and disabled people etc should
be assessed in the UDP Policy. Adequate provision of these facilities
is particularly important in major areas of new development and
regeneration.

The Regeneration of the Park would include more than adequate
infrastructure to facilitate an increase in visitors to the Park and also to
provide services for those occupying the residential accommodation.
Facilities would include a community centre and café at Rockhills, public
toilets, and a café with childcare facilities at Penge Gate.

The lodge provides short term accommodation for athletes and students
and this accommodation would be replaced within the new college and
lodge building in Anerley Hill Edge.
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London Plan (Published February 2004)
Education
Policy

Examples of how policy is applied

Policy 3A.21: The demands for pre-school, school and community
learning facilities should be reflected in UDP policies (taking into account
GLA demographic projections) and should ensure adequate provision in
partnership with the local education authority, local strategic partnership
and users.

The proposals include educational provision in connection with the sports
and horticultural aspects of the Park.
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Examples of how policy is applied

Policy 3C.4 The provision of sufficient land and appropriately located
sites for the development of an expanded transport function to service
the economic, social and environmental needs of London should be
included within UDP policies.

The Masterplan includes provision for the potential Tramlink extension
and terminus along Anerley Hill to Crystal Palace Parade.

Policy 3C.10: The Mayor would work with strategic partners to facilitate
the phased implementation of public transport improvements and to
co-ordinate improved public transport capacity as closely as possible
with its development priorities and phasing. Map 3C.1 shows the
proposed major rail transport schemes and development opportunities in
London and shows proposals for the East London line extension to
Crystal Palace. Table 3C.1 highlights the indicative phasing of transport
schemes. The lead delivery agency for the East London Line (costing
over £1 billion) would be the Strategic Rail Authority (SRA). The status
of this line extension, as of late 2003, is that the government has
approved the business case, subject to SRA funding. The scheduled
phase for when this new capacity is to be added to the network is
2007-2011.

The East London Line extension has been confirmed and once built is
considered to be of benefit to the Park in improving accessibility;
however, since it is not yet constructed it does not have a strong impact
for this application.

Policy: 3C.13: The Mayor would work with TfL, the boroughs and other
strategic partners to implement additional priority measures to assist
buses and new tram and bus transit (light transit) schemes (including
possible extensions to Croydon Tramlink).

The Masterplan includes provision for the potential Tramlink extension
and terminus along Anerley Hill to Crystal Palace Parade.

AP
126

Produced on behalf of the LDA by Latz + Partner / Gerald Eve

CRYSTAL

PALACE

PARK

–

MASTERPLAN

APPENDIX

A

–

PLANNING

POLICY

SCHEDULE

London Plan (Published February 2004)
Transport
Policy

Examples of how policy is applied

Policy 3C.20: Conditions for walking should be improved. UDP policies
should achieve the following:

Walking routes in and around the Park would be improved as part of the
Masterplan proposals. Access and facilities for the disabled would be
improved and pedestrian safety would also be improved.

•

Ensure that safe, convenient and accessible and direct
pedestrian access is provided from new developments to
public transport nodes and key land uses;

•

Identify, complete and promote high quality walking
routes;

•

Ensure that the pedestrian environment is accessible
to disabled people;

•

Take account of measures set out in the TfL Walking Plan
for London;

•

and improve the safety and convenience of pedestrian
routes to school.
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Transport
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Examples of how policy is applied

Policy 3C.21: Conditions for cycling should be improved. UDP
policies should:

Cycle routes and parking would be enhanced as part of the Masterplan
proposals including the provision of 190 cycle parking bays in the Park.

•

Identify and implement high quality, direct, cycle routes;
ensure that routes are segregated from pedestrians as far
as practicable;

•

Identify, complete and promote the relevant sections of
the London Cycle Network Plus;

•

Take account of measures identified in the TfL Cycling
Action Plan;

•

Encourage provision of sufficient, secure cycle parking
facilities within developments.
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London Plan (Published February 2004)
Culture and Sport in London
Policy

Examples of how policy is applied

Policy 3D.4: The Mayor would work with strategic partners to promote
culture in the framework of the Mayor’s Cultural Strategy.

The Park would be an improved culture destination with a wide range of
sport, leisure and cultural attractions.

Policy 3D.5: The Mayor would work with strategic partners to promote
and develop London’s sporting facilities. These would include the
promotion of London as the home of the 2012 Olympic Games and
Paralympics, focused on East London. In considering proposals for sports
facilities, Boroughs should ensure that:

The existing facilities at the Park would be protected where appropriate
and / or practical. There would be a quantum improvement in sporting
facilities.

•

A sequential approach is applied;

•

Sites have good access by public transport, cycling and
walking, or improved accesses planned;

•

Facilities are accessible to all sections of the community,
including disabled people; new provision is focused on
areas with existing deficiencies and facilities;

•

The multiple use of facilities is encouraged, including those
of schools and commercial organisations.

The location is sequentially preferable, in replacing existing facilities
being adjacent to Upper Norwood Town Centre and easily accessible from
a number of bus stops, rail stations and within easy walking distance of
many homes. Further detail is provided in the Transport Assessment.
Accessibility would be improved and facilities will be provided for all,
including children, the disabled and other sections of the community.

Paragraph 3.239 states that London needs to develop a wide range of
high quality but affordable sports facilities, which are accessible to all
sections of the community, including disabled people.

AP
Produced on behalf of the LDA by Latz + Partner / Gerald Eve

129

PLANNING

STATEMENT

CRYSTAL

PALACE

PARK

–

MASTERPLAN

London Plan (Published February 2004)
Culture and Sport in London
Policy

Examples of how policy is applied

Policy 3D.6: The Mayor would work with strategic partners to implement
London’s Tourism Strategy and to achieve 36,000 additional hotel bedrooms by 2016 and to improve the quality, variety and distribution of
visitor accommodation and facilities.

The Park would become an improved tourist destination which should
meet expectation arising from its well known history.
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London Plan (Published February 2004)
Improving London’s Open Environment
Policy

Examples of how policy is applied

Policy 3D.7: The Mayor would work with strategic partners to protect
and promote London’s network of open spaces, to realise the current
and potential value of open space to communities, and to protect the
many benefits of open space, including those associated with health,
sport and recreation, children’s play, regeneration, the economy, culture,
biodiversity and the environment.

The proposal could comply with this policy by increasing the quantum of
green open space and improving the quality of that space at the Park.

Policy 3D.9: The protection of Metropolitan open land from inappropriate
development would be maintained. Policies should include a presumption
against inappropriate development of Metropolitan open land and would
be given the same level of protection as the greenbelt. Essential facilities for appropriate uses would only be acceptable where they do not
have an adverse impact on the openness of metropolitan open land.

The majority of buildings proposed within the MOL are Park related and
therefore capable of falling within essential facilities for appropriate uses
of land which preserve the openness of MOL and which do not conflict
with the purposes of including land in it.

Paragraph 3.249 highlights that appropriate development should minimise any adverse impact on the open character of metropolitan open
land through sensitive design siting and be limited to small scale structures to support outdoor open space uses.

The proposed buildings and structures are intended to improve the visual
amenity of the Park. The visual amenity of the Park would overall dramatically improve, as a result of the increase in green open space and
the removal of clutter and hardstanding. Where buildings are sited in
sensitive locations, the design guidelines commit to a high quality of
design and explain how the use of materials and form and other design
techniques shall be employed to minimise any impact on MOL visual
amenity.
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Examples of how policy is applied

The very special circumstances in respect of Rockhills residential
development are set out in the Planning Statement. Those circumstances
involve the need to fund the improvements to the registered Park
through the sale of the residential development land, reintroducing an
area of Parkland to the public which is currently inaccessible by virtue of
being within the boundaries of the caravan Park and overall, increasing
the amount of green open space in the Park. The harm by reason of
inappropriateness is outweighed by these very special circumstances.
Policy 3D.12: The planning of new development and regeneration should
have regard to nature conservation and biodiversity. A proactive
approach to the protection, promotion and management of biodiversity
in support of the Mayor’s Biodiversity Strategy would be sought by the
Mayor who would work with partners to achieve this.

The Masterplan has a keen regard to nature conservation and
biodiversity and would result in overall improvements to the situation
in the Park.
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London Plan (Published February 2004)
Using and Managing Natural Resources
Policy

Examples of how policy is applied

Policy 4A.7: The Mayor’s Energy Strategy and its objectives of reducing
carbon dioxide emissions, improving energy efficiency and increasing the
proportion of energy used from renewable sources would be supported
by the Mayor and boroughs.

A detailed Energy Statement is submitted with the application and this
demonstrates in detail how energy used would be minimised

Policy 4A.8: An assessment of the energy demand of proposed major
developments would be sought and requested by the Mayor and
boroughs. This should also demonstrate the steps taken to apply
the Mayor’s energy hierarchy.

See response to Policy 4A.7.

Policy 4A.9: Major developments would be required to show how the
development would generate a proportion of the site’s electricity or heat
needs from renewables where it is feasible. [Proposed to be deleted in
Draft Further Alterations]

See response to Policy 4A.7.
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Policy

Examples of how policy is applied

Policy 4B.1: All development should:

The Masterplan Design and Access Statement explains how the proposal
would meet all of these requirements. The Masterplan design has been
carefully considered, with extensive consultation and input from a wide
range of parties to ensure that it is of maximum benefit to the Park and
to London.

•

Maximise the potential of the site;

•

Create or enhance the public realm;

•

Provide or enhance a mix of uses;

•

Be accessible, usable and permeable for all uses;

•

Are sustainable, durable and adaptable;

•

Are safe for occupants and passer-by’s;

•

Respect local context, character and community;

•

Are practical and legible;

•

Are attractive to look at and, where appropriate,
inspire, excite and delight;

•

Respect the natural environment; and respects London’s
built heritage.

Policy 4B.2: World-class architecture and design would be sought by the
Mayor, by collaborating with partners to promote improvements to
London’s public realm, for example through the Mayor’s 100 spaces for
London programme and promote community involvement through the
selection of designers and design-led change in key locations.

See response to Policy 4A.7.
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London Plan (Published February 2004)
Designs on London
Policy

Examples of how policy is applied

Policy 4B.3: Development proposals should achieve the highest possible
intensity of use compatible with local context, the design principles
highlighted in Policy 4B.1 and with public transport capacity.

Although the Park is not considered a suitable location for high intensity
uses, where built development is proposed buildings have been designed
to provide maximum useable space whilst taking minimal space on site
to avoid encroachment into the Park where not strictly necessary.

Policy 4B.4: Planning applications would be assessed in terms of their
contribution to the enhancement of the public realm.

The Masterplan proposals would result in considerable enhancement to
the Public Realm including within the Park itself.

Policy 4B.5: The Mayor would require all future development to meet the
highest standards of accessibility and inclusion. The following
principles of inclusive design would require that developments should;

An Access statement is incorporated within the Design and Access
Statements for the proposals. The proposals have been designed to be
as inclusive as possible.

•

Be easily used by as many people as possible without
undue efforts, separation or special treatments;

•

Offer the freedom to choose and the ability to participate
equally in the developments mainstream activity; and

•

Value diversity and difference.

Development proposals should be required to include an access
statement that shows how the principles of inclusive design, including
the specific needs of disabled people, have been integrated into the
proposed development and how inclusion would be maintained
and managed.
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Examples of how policy is applied

Policy 4B.6: Future developments should meet the highest standards of
sustainable design and construction. Measures include:

The Design and Access Statements details how sustainability has been
addressed in the design of the Masterplan.

•

The re-use of land and buildings;

•

The conservation of energy, materials, water and other
resources;

•

Making the most of natural systems both within and
around the building;

•

The reduction in the impacts of noise, pollution, flooding
and micro-climatic effects;

•

The assurance that developments are comfortable and
secure for users;

•

The conservation and enhancement of the natural
environment particularly in relationship to bio-diversity;
and

•

The promotion of sustainable waste behaviour in new
and existing developments, including support for local
integrated recycling schemes, CHP schemes and other
treatment options.
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London Plan (Published February 2004)
Designs on London
Policy

Examples of how policy is applied

Policy 4B.10: The Mayor would work with strategic partners to protect
and enhance London’s historic environment.

The proposals would protect and enhance an historic London park and
associated buildings and uses.

Policy 4B.11: In terms of heritage conservation, boroughs should ensure
that the protection and enhancement of historic assets in London are
based on an understanding of their special character; identify areas,
spaces and buildings of special character; and encourage and facilitate
inclusive solutions to providing access for all, to and within the historic
environment.

The Design and Access Statement for the Masterplan and Listed Building
Consent application details how heritage has been considered in the
design of the proposals and how the proposals provide a modern solution
to enhance the Park.

Policy 4B.12: Schemes would be supported that make use of historic
assets and stimulate environmental, economic and community regeneration where they bring redundant or under-used buildings and spaces into
appropriate use; secure the repair and re-use of Buildings at Risk; help
to improve local economics and community cohesion; fit in with wider
regeneration objectives; and promote inclusiveness in their design.

The proposals for the Park meet all of the objectives of this policy in
improving the Park and facilities, protecting and improving the historic
assets within the Park and encouraging visitors and promoting local
businesses.

Policy 4B.14: Scheduled ancient monuments and archaeological assets
should be protected.

The scheme offers protection to archaeological assets in the Park which
are assessed in the Archaeology report in the accompanying ES.
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Examples of how policy is applied

Policy 5F.1: Borough’s should maximise the number of additional homes,
including affordable housing, by exceeding housing provision
targets set out in this plan and secure mixed and balanced communities.

Carefully considered and designed limited housing development is
proposed in two locations at the edge of the Park. This would contribute
to London’s housing supply.

Ensure that social and community infrastructure is retained, enhanced
and expanded where needed.

The Park would be an enhanced community facility which would be safer
and more attractive for users.

Ensure that new development is sustainable, safe and secure and
well designed, improves the environment and takes account of the
sub-region’s heritage.
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Housing
Policy

Examples of how policy is applied

Policy H1: Making provision for at least 11,450 additional dwellings over
the plan period.

The residential development would contribute up to 180 dwellings to
overall housing supply in the borough and in the sub-region and would
be of high quality.

Policy H2: Affordable housing would be sought on all housing sites capable of providing 10 dwellings or more, or housing sites of 0.4 hectares
or larger, irrespective of the number of dwellings. The Council would
seek a 35% provision, with 70% social rented housing and 30% intermediate provision.

The policy seeks to achieve the maximum reasonable amount of housing
based on a negotiation having regard to the individual circumstances of
the site. In this case, the circumstances of the site are the Park as a
whole, and the objectives for its necessary regeneration are wholly
exceptional and, as addressed elsewhere, give rise to very special
circumstances.
Bromley’s Affordable Housing SPG states that for individual sites, the
availability of public subsidy and other scheme requirements must be
taken into account.
The requirements of scheme are clear even to achieve level one works.
These works give rise to substantial individual site costs that could be
recovered in full by public subsidy. Accordingly, there is no residual
profit arising from the scheme as a whole. Even including positive value
derived from the residential development, gives rises to a substantial
overall deficit. It is clear therefore that there are no residual funds which
can be used to cross subsidise the provision of affordable housing in this
case. In this instance, the priority in the public interest is the restoration
of the Park and thus of necessity, the provision of affordable housing
cannot be achieved.
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Housing
Policy

Examples of how policy is applied

Policy H3: If a site meets the size threshold and is suitable for affordable
housing, payment in-lieu of affordable housing on site or provision in
another location would be acceptable only in exceptional circumstances.

All proceeds from the housing will be given over for base improvements
to the Park; consequently a payment in lieu is not appropriate.

Policy H7: New housing developments should comply with the density
ranges set out by the Council. As the site is located along a transport
corridor and close to a town centre, the accessibility index is 3-2. In a
suburban location, the density for detached and linked houses is 30-65
units per hectare. For terraced houses and flats, the density is between
50-80 units per hectare.

The density of the residential development at the site is yet to be set,
but a considered design led approach has been adopted.
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Transport
Policy

Examples of how policy is applied

Policy T1: Proposals likely to generate significant travel levels should be
located in positions accessible or capable of being made accessible by a
range of transport modes, including public transport, walking and
cycling. The acceptability of proposals and their location would be
assessed by using Transport for London’s public transport accessibility
levels: High PTAL (levels 5 and 6); Moderate PTAL (levels 3 and 4); and
Low PTAL (levels 1 and 2).

The Park is located in a favourable location for public transport
accessibility, close to a number of stations and bus routes. The Park is
within a wide range of PTAL levels from high (6b) at Crystal Palace
Station, to a range of more moderate levels (2-4) at the opposite side
of the Park

Policy T2: The Council would require the submission of a Transport
Assessment when considering applications for developments likely to be
significant generators of travel or with unusual travel characteristics.
Developers would be expected to enter into agreements to draw up and
implement Travel Plans.

A Transport Assessment is included within the ES.

Policy T3: Off-street parking spaces in new development would be
expected to be provided at levels no higher than the parking standards
set out in Appendix II. Higher levels would only be acceptable only
where it can be demonstrated that the parking is required to meet the
needs of disabled users or where lesser provision would lead to unsafe
highway conditions and it can be shown that the applicant has taken
other measures to minimise the need for parking.

Parking standards will be adhered to in all aspects of the proposal.
The parking for the Park itself and its facilities is a matter of individual
assessment, the parking levels proposed are suitable for visitors by car,
who would include the less mobile, elderly and disabled and those who
need to transport sport and other equipment
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Transport
Policy

Examples of how policy is applied

Policy T5: The Council would require that all development be designed to
ensure ease of access for people with restricted mobility.

Access to and within the Park for these groups would be improved.

Policy T6: The potential impact on pedestrians would be considered by
the Council in determining applications and the provision of crossing
facilities; designated routes and other improvements to the pedestrian
environment would be sought.

The Park would have an improved pedestrian environment as a result of
the proposals.

Policy T7: The potential impact on cyclists and their safety would be
considered by the Council in determining planning applications and
provision would be sought for suitable facilities including cycle
parking/storage to the standards set within Appendix II and
contributions to the provision of the Strategic and local Cycle Networks
as identified on the Proposal Map.

Cycle routes and parking would be enhanced as part of the Masterplan
proposals, including the provision of 190 cycle parking bays in the Park.

Policy T8: In determining planning applications, the Council would
consider as appropriate the potential impact on other road users
(such as horse riders and motor cyclists) and would seek provision of
suitable facilities.

Cycle routes and parking would be enhanced as part of the Masterplan
proposals, including the provision of 190 cycle parking bays in the Park.
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Transport
Policy

Examples of how policy is applied

Policy T9: The potential impact on bus and rail services and their users
would be considered by the Council in determining planning applications
and a provision of suitable infrastructure improvements and other
facilities, including highway works and bus shelters where such works
are necessary and related in scale and kind to the proposed
development.

The proposals might result in an increase in public transport users and
any improvements to the highway or facilities needed would be discussed
further with the highways authority.
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Conservation and the Built Environment
Policy

Examples of how policy is applied

Policy BE1: All development proposals, including extensions to existing
buildings, would be expected to be of a high standard of design and
layout and accord with the criteria that the Council have set out in
this policy.

The Design and Access Statements explain how the proposal would meet
all of these requirements and be of high standard. The Masterplan design
has been carefully considered, with extensive consultation and input
from a wide range of parties to ensure that it is of maximum benefit to
the Park.

Policy BE 2: Proposals would be expected to incorporate a mix of land
uses. This would be determined by the Council in relation to the
character and diversity of the surrounding area; the scale and nature
of the proposed development; and whether the extent of the proposals
would lead to over dominance of a single use.

The mix of uses proposed reflects the needs and users of the Park and
its history.

Policy BE4: A high standard of design would be required by the Council
along with appropriate siting for new street furniture, as well as highway
layouts, equipment and surface treatment to ensure compatibility with
surroundings and character of the area, especially in conservation areas
and safe access for people with sensory or mobility impairment.

Detailed proposals for such design would be submitted at the reserved
matters stage. The Design and Access Statements provide official
detailed at this outline stage.

Policy BE5: Proposals for public art, where appropriate, to enhance
buildings and open spaces would be encouraged by the Council.

The Masterplan regeneration would result in significant improvement to
the open space and there is no further need for specific art in addition to
the Masterplan proposals.
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Conservation and the Built Environment
Policy

Examples of how policy is applied

Policy BE6: Environmental improvements that enhance visual
amenities and create a sense of place of local distinctiveness would
be encouraged.

The Masterplan proposals would considerably enhance visual amenities
and help define the Park’s distinctiveness, with a strong basis in
historic features.

Policy BE7: The Council would i) seek to ensure the retention of railings,
walls, plantings and hedgerows of native species and other means of
enclosure where they form an important feature of the streetscape; and
ii) resist the construction or erection of high or inappropriate enclosures
where such boundary enclosures would erode the open nature of the
area, or would adversely impact on local townscape character.

The proposals for the Park would ensure that unnecessary boundary
enclosures are removed and that important features are retained.

Policy BE8 (Statutory Listed Buildings): Development that involves a listed building or its setting would be permitted provided that the
character, appearance and special interest of the listed building is
preserved and as a consequence there is no harm to its setting’s. If a
change of use is being considered, it would need to be demonstrated
that the existing or last use was not viable or is no longer compatible
with the buildings fabric, interior or settings.

Demolition of unnecessary structures around the Listed NSC is proposed,
No demolition of buildings or structures of major historic interest is
proposed. The proposal would improve the setting of other Listed
structures, including the Terraces.
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Conservation and the Built Environment
Policy

Examples of how policy is applied

Policy BE10 (Locally Listed Buildings): A proposal to alter, extend or
for the change of use of a locally listed building would be permitted
provided that it would be sympathetic to the character, appearance and
special local interest of the building and would respect its settings.

It is not the case that the locally listed structures being removed make a
positive contribution to the appearance or character of the park as an
historically important park (recognised in its being registered Grade II*).
The 1960s structures relate to the later, post-war insertion of sporting
facilities into the park. They detract from the original park elements
surrounding them and the cultural heritage assessment completed by
MoLAS assessed them as being of low importance.

Permission would only be granted for the replacement of such buildings
where it is has been demonstrated that all reasonable options for the
retention of the building have been considered and the proposed new
building is of an exceptionally high standard of design.
Policy BE11: In order to preserve or enhance the character or
appearance of conservation areas, proposals would be expected to
respect or complement the layout, scale, form and materials of existing
buildings and spaces; respect and incorporate in the design existing
landscape or other features that contribute to the character, appearance
or historic value of the area; and ensure that the level of activity, traffic,
parking services or noise generated by the proposal would not detract
from the character or appearance of the area.

Considerable regard has been paid to this policy and the Crystal Palace
Park Conservation Area SPG in the design of the Masterplan proposals.
Overall the character and appearance of the Conservation Area would be
considerably enhanced.
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Conservation and the Built Environment
Policy

Examples of how policy is applied

Policy BE12 (Demolition and Conservations Areas): The total or
substantial demolition of an unlisted building in a conservation area that
makes a positive contribution to its character or appearance, would not
be permitted unless it fulfils the criteria set out below:

The buildings within the Conservation Area to be demolished make
little or no contribution to the Conservation Area; in many cases their
demolition can be regarded as an improvement, in particular when seen
as part of the overall regeneration proposals.

•

There is clear and convincing evidence that reasonable
efforts have been made to continue the present use or to
find a viable use for the building and these efforts have
failed and it is demonstrated that preservation of the
building as part of the scheme or in some form of
charitable or community ownership is not possible or
suitable, or

•

The costs of repairs or maintenance of the building cannot
be justified against its importance or the value derived
from its retention, provided that the building has not been
deliberately neglected, or

•

There would be substantial planning benefits for the
community from redevelopment which would decisively
outweigh loss from the resulting demolition.
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Conservation and the Built Environment
Policy

Examples of how policy is applied

Policy BE14: The Council would not permit development if it would
damage or lead to the loss of one or more trees in conservation area,
unless the removal of the tree/s is necessary in the interest of good
arboricultural practice; or the reason for the development outweighs the
amenity value of the tree/s; and in granting planning permission for the
development, one or more appropriate replacement trees of a native
species would be sought either on or off site through the use of
conditions or planning obligations.

As part of the Masterplan proposals, a detailed tree survey of the Park
has been carried out. Although the proposals involve the felling of a
number of trees, the number of new trees to be planted exceeds this
number. Justification exists in the case of each tree to be felled and the
overall landscaping scheme provides a considerable overall enhancement
to the Park.

Policy BE15: Within or adjoining a registered historic park or garden,
proposals would be expected to protect the special features, historic
interest and setting of the park or garden. The Council would seek to
ensure that the park or garden is appropriately managed or maintained
in a manner which reflects its status and designation.

The proposal would result in considerable improvements to the
historic interest and setting of the Park and long term security for
its management and maintenance in its improved state.

Policy BE16: Planning permission would not be granted for development
that would adversely affect scheduled ancient monuments or other
nationally important archaeological sites, involving significant alterations
to them or harm their settings.

There would be no adverse effects on archaeology as a result of
the proposals
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Natural Environment
Policy

Examples of how policy is applied

Policy NE7: New development would be required to take account of
existing trees on the site and on adjoining land, which in the interests
of visual amenity and/or wildlife habitat, are considered desirable to
be retained. When trees have to be felled, the Council would seek
suitable replanting.

As part of the Masterplan proposals, a detailed tree survey of the Park
has been carried out. Although the proposals involve the felling of a
number of trees, the number of new trees to be planted exceeds this
number. Justification exists in the case of each tree to be felled and the
overall landscaping scheme provides a considerable overall enhancement
to the Park.

Policy NE8: To improve the amenity and conservation value of trees
and woodlands, the Council would i) encourage appropriate beneficial
management; ii) encourage appropriate new tree planting in suitable
locations; and iii) promote pubic interest in and enjoyment of trees
and woodlands.

As part of the Masterplan proposals, a detailed tree survey of the Park
has been carried out. Although the proposals involve the felling of a
number of trees, the number of new trees to be planted exceeds this
number. Justification exists in the case of each tree to be felled and the
overall landscaping scheme provides a considerable overall enhancement
to the Park.

Policy NE9: The Council would normally expect the retention and
beneficial management of any existing hedgerow in considering
development proposals. Where a hedgerow is to be removed, the
Council would require its replacement with native hedgerow species.

As part of the Masterplan proposals, a detailed tree survey of the Park
has been carried out. Although the proposals involve the felling of a
number of trees, the number of new trees to be planted exceeds this
number. Justification exists in the case of each tree to be felled and the
overall landscaping scheme provides a considerable overall enhancement
to the Park.
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Natural Environment
Policy

Examples of how policy is applied

Policy NE12: In considering development proposals and in the
management of its own land and operations, the Council would seek to
safeguard the quality and character of the local landscape; seek the
appropriate restoration and enhancement of the local landscape through
the use of planning obligations and conditions; and have regard to any
relevant landscape statement prepared as Supplementary Planning
Guidance.

The Masterplan would result in the improvement and regeneration of
Crystal Palace Park and enhance its historic landscape and features, and
therefore complies with this policy.

Paragraph 7.37 states that extensive areas of open land in the Borough
have considerable landscape value. Crystal Palace Park is included on
the English Heritage’s register of historic parks and gardens for its
landscape value.
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Greenbelt and Open Space
Policy

Examples of how policy is applied

Policy G2: Permission would not be given for inappropriate development
within Metropolitan open land unless very special circumstances can
be demonstrated that clearly outweigh the harm by reason of
inappropriateness or any other harm. Developments within Metropolitan
Open Land would be inappropriate unless it is for agriculture and
forestry; essential facilities for outdoor sports and outdoor recreation
including other uses of land which preserve the openness of the
Metropolitan open land and do not conflict with the purposes of including
land in it; limited extensions, alterations, or replacement of existing
dwellings; limited development for open air facilities that serve the
whole or significant parts of London; limited in-filling or redevelopment
in accordance with guidance in PPG2 Annex 6 within the designated
major development sites at the national sports centre and the Bethlem
Royal Hospital, with additional control at the National Sports Centre site
in accordance with Policy G3.

The majority of buildings proposed within the MOL are Park-related and
therefore contribute essential facilities for outdoor sport and recreation or
other uses of land which preserve the openness of MOL and which do not
conflict with the purposes of including land in it.

The material change of use of land or engineering and other operations
within Metropolitan Open Land would be inappropriate unless they
maintain the openness and do not conflict with the purposes of including
land in metropolitan open land.

Produced on behalf of the LDA by Latz + Partner / Gerald Eve

The NSC and the stadium complex fall within a major developed site.
Collectively, the Masterplan proposals affecting these Park elements
constitute ‘redevelopment of major existing development sites’ in the
adopted Bromley UDP.
All other material engineering or other operations, such as the adventure
playground and skate park, fountains or the treetop walkway will all
maintain the openness of the MOL and will not conflict with the purposes
of including land within it.
The buildings that lie within MOL and which would be re-used include
the NSC and the former CPP Museum. In each case the re-use of the
buildings will not have a greater impact than the present use on the
openness of the Green Belt and the purposes of including land in it. In
the case of the NSC, the impact would actually be less as the building
would be re-used in conjunction with demolition of surrounding
structures and re-landscaping (e.g. podium and walkway). All the
buildings to be re-used are of permanent and substantial construction
and are capable of conversion with major or complete reconstruction.
The NSC is to be re-used primarily because it is a listed building so there
is a presumption for its retention. The other buildings to be re-used such
as the former CPP museum are in keeping with their surroundings.

AP
151

PLANNING

STATEMENT

CRYSTAL

PALACE

PARK

–

MASTERPLAN

Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Greenbelt and Open Space

AP
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Policy

Examples of how policy is applied

The re-use of a building in metropolitan open land would be inappropriate unless is meets all of the following criteria:

The proposed buildings and structures intended to improve the visual
amenity of the Park. The visual amenity of the Park would dramatically
improve overall, as a result of the increase in green open space and
the removal of clutter and hardstanding. Where buildings are sited in
sensitive locations the design guidelines commit to a high quality of
design and explain how the use of materials and form and other
design techniques would be employed to minimise any impact on
MOL visual amenity.

•

It would not have a materially greater impact than the
present use on the open character of the land;

•

Use of the land surrounding the building and boundary
treatments would not harm the openness of the land or
conflict with the purposes of including land in the
metropolitan open land;

•

The building is of permanent construction and capable of
conversion or re-use without extensive or complete
reconstruction;

•

The form, bulk, and design of the building are in keeping
with its surroundings;

•

The proposed use does not entail the external storage of
materials, plants or machinery; and

•

The proposed use has no adverse affect on the recreational enjoyment of the metropolitan open land or on features
of the land that are of metropolitan or national value.

The openness and visual amenity of the metropolitan open land shall not
be injured by any proposals for development within or conspicuous from
the metropolitan open land which might be visually detrimental by
reasons of scale, siting, materials or design.
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Greenbelt and Open Space
Policy

Examples of how policy is applied

Policy G3: Within the National Sports Centre, Crystal Palace Park MDS,
in addition to complying with the Annex C PPG2 criteria, any infill or
redevelopment proposal should improve the openness of the park or
have no greater impact on the purposes of including the National Sports
Centre land and the park in Metropolitan Open Land; not exceed the
height of the existing National Sports Centre building or the athletics
stadium; enhance the visual amenities of the park landscape; contribute
to the achievement of the objectives for the regeneration of the park
including integration with the park land surrounding; and be restricted
for indoor or outdoor sporting issues only, with facilities ancillary to
those primary uses.

The proposed development within the MDS complies with the Annex C
PPG2 criteria. The new RSC, together with the retention of the NSC will
have no greater impact on the purposes of including the NSC land within
the MOL. The RSC would not exceed the height of the existing NSC. The
landscaping around the NSC and the RSC would enhance the visual
amenity of the Park landscape, as would removing other clutter and
hardstanding. As a key part of the Masterplan for the Park, the proposed
works for the MDS would contribute to the regeneration of the Park. The
new RSC and the low key use of the NSC would be indoor and outdoor
sporting uses with facilities ancillary to those primary uses.
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Recreation, Leisure and Tourism
Policy

Examples of how policy is applied

Policy L1: Outdoor recreational uses on land designated as Metropolitan
Open Land would be permitted provided that within the Metropolitan
Open Land the proposal constitutes appropriate development or use of
land as defined in Policy G2; the activities ancillary to the use or
development proposed are small scale and do not adversely affect either
the character or function of the designated area and it is accessible by a
choice of means of transport.

Recreational uses would continue and would be encouraged within the
Park and would generally constitute appropriate use of MOL land.

Policy L2: Development would not be permitted if it affects a public right
of way unless the proposals include either the retention or
diversion of the right of way such that, as a route, it is no less attractive, safe or convenient for public use.

There would be no adverse effect on public rights of way as a result of
the proposals.

Policy L6: The loss of sports grounds or playing fields would not be
permitted, except where the Council’s assessment of open space
provision has revealed a surplus of playing fields.

No sports grounds or playing fields would be lost as a result of
the proposals.

Policy L8: The Council would seek, where opportunities arise and finance
permits, to secure improvements in the amount and distribution of, and
access to, open space in areas of deficiency identified by the Council.

The proposals would result in improvements to the existing open space
at the Park and improved accessibility may assist in reducing deficiency
in nearby areas.

Policy L9: A proposal for an indoor sports, recreation or leisure facility
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Recreation, Leisure and Tourism
Policy

Examples of how policy is applied

would be permitted provided that it is allocated in the schedule of
proposal sites for such a use. In additional, the development should not
adversely affect the character, vitality or viability of the town, district,
local or other centres; there should be no detrimental impact on nearby
residential amenity or other uses; the development should be in keeping
with the scale and character of the surrounding buildings and areas;
the proposed use should not cause undue traffic congestion or be
detrimental to the safety of other road users and pedestrians; the site
should be easily accessible on foot, by bicycle and is (or would be) well
served by public transport; the development should be designed to be
accessible for people with disabilities; and there should be no conflict
with other open space policies of the plan.

The improvements to (Crystal Palace) Park sporting and leisure facilities
are entirely supported in the UDP and would enhance rather than
adversely affect the surrounding area.

Where existing facilities are affected by redevelopment proposals, the
Council would seek the replacement by similar or improved provisions.
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Policy

Examples of how policy is applied

Policy ER4: All new development (new build or conversion) would be
expected to either include or be capable of accommodating the resource
efficiency measures set out below:

A detailed Energy Statement is submitted with the application which
details measures to ensure energy efficiency and the use on-site
renewable power generation.

a)

siting, design, layout and building orientation to maximise
sunlighting and daylighting;

b)

landscape or planting design to optimise screening or
shading where necessary;

c)

sustainable urban drainage systems, including rainwater
and wastewater collection and recycling; and

d)

the installation and use of other devices that minimise
energy and water consumption.

Non-residential developments of 1000 sq m or more and residential
development comprising 10 dwellings or more would be required to
include the use of on-site renewable power generation equipment to
provide at least 10% of the projected energy requirement. If no
renewable energy generation were included, the applicant would be
expected to demonstrate that the installation of such equipment is not
feasible or appropriate because of the type of development, its location
or design.
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Sustainable and Energy Efficient Development
Policy

Examples of how policy is applied

Policy ER10: In relation to light pollution, the Council would consider
applications for security or flood-lighting against the following criteria:

A lighting strategy is outlined in the Masterplan Design and Access
Statement and proposals for the Park would comply with the
requirements in this policy when submitted in detail at a later stage.

i)

provision should be the minimum lighting required for the
proposed purpose;

ii)

glare and hours of operation should have no undue
adverse effect on residential amenity;

iii)

there should be no significant light spillage likely to be
visible from a wider area;

iv)

there should be no undue adverse impact on road safety;
and

v)

there should be no undue adverse impact on landscape or
nature conservation.
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Community Facilities
Policy

Examples of how policy is applied

Policy C1: A proposal for development or change of use that meets an
identified health, education, social, faith or other needs of particular
communities or areas of the Borough would normally be permitted
provided that it is accessible by modes of transport other than the car
and accessible to the members of the community it is intended to serve.

The proposals would meet community needs in the area including
recreation and sporting needs. The proposed community facility at
Rockhills would provide for local groups whilst educational facilities linked
to the urban farm and horticulture provide a rare opportunity to provide
these facilities in such an important location.

In addition, planning permission would not be granted for proposals
that would lead to the loss of community facilities unless it can be
demonstrated that there is no longer a need for them or alternative
provision is to be made in an equally accessible location.
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Planning Obligations
Policy

Examples of how policy is applied

Policy IMP1: Where appropriate, the Council would enter into legal
agreements with developers and seek the attainment of planning
obligations in accordance with Government guidance.

Discussions are started with the Borough Council; the scope of
obligations is yet to be concluded.
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Bromley Replacement Unitary Development Plan (adopted 20 July 2006)
Schedule of Proposals Sites
Policy

Examples of how policy is applied

Leisure: The National Sports Centre, Crystal Palace Park is currently in
use for sports and leisure. The proposals are for the redevelopment
and refurbishment of the existing facilities to meet growing demand, to
provide better integration of the national sports centre with the rest
of the park and the enhance the amenity of value of the park.
Development should be in accordance with the criteria given in Annex C
of PPG2 on major development sites.

The Masterplan proposals accord with this policy by providing a new
state of the art regional sports centre which would replace and improve
the facilities currently provided in the NSC. As a result of the Masterplan,
the NSC would be better integrated with the rest of the Park. The clutter
of the podium and walkway would be removed and replaced by landscaping up to the plinth of the building. Using the drop in ground level, the
new RSC would be set into the landscape, meaning that the roof of the
building could be covered in landscaping. This would also mean these
new sports facilities integrate better into the Park.
The amenity value of the Park would be greatly increased through this
greening and sensitive landscaping.
The redevelopment would accord with Annex C of PPG2 (see response to
Paragraph C4, PPG2).
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Draft Further Alterations to the London Plan (September 2006)
Housing (major changes in policy and new relevant policies only)
Policy

Examples of how policy is applied

Policy 3A.1:The Mayor aims to increase London’s supply of housing.
The minimum target for housing provision is 30,650 additional homes
per year. The London Borough of Bromley ten year target housing
provision is 4,850 with an annual monitoring target of 485.

The residential development would contribute to overall housing supply
in the borough and in the sub-region and would be of high quality.
Although appropriate in terms of design rationale, the need for the
residential development is primarily due to the funding deficit for the
regeneration of the Park.

Policy 3A.2: Development proposals should achieve the highest possible
intensity of use compatible with the local context, the design principles
in Policy 4B.1 and with public transport capacity. Policies in their DPDs in
line with this policy and adopt the residential density ranges set out:

The density of the residential development at the site is yet to be set a design led approach has been adopted.

Policy 3A.4i: In relation to the quality of new housing provision,
residential development should take account of the design and
construction policies and the density requirements and their implications
for bedroom numbers per dwelling.

The design guidelines commit to a high quality of design for the
residential development.

Play and informal recreation provision for children and young people
and design of the proposal in terms of safety and security should be
considered in all residential development.
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Draft Further Alterations to the London Plan (September 2006)
Housing (major changes in policy and new relevant policies only)
Policy

Examples of how policy is applied

Policy 3A.8i: Affordable housing provision on a site which has a capacity
to provide 10 or more homes (applying the density requirements of the
London Plan) would normally be required.

No affordable housing is proposed at the site as it would result in an
increase in the land taken from the Park for the housing, which itself is
required to assist with reducing the funding deficit for these important
regeneration proposals. Detailed discussions have been held with the
Borough Council regarding this matter and specific justification is
provided with the application. Whilst no affordable housing is currently
proposed, the design of the residential development would not preclude
affordable housing should a relevant body be willing to pay open market
value in order to secure a proportion of units as affordable in perpetuity.

Policy 3A.15: The need for social infrastructure and community facilities
such as children’s play and recreation facilities, services for young
people, community halls, sports and leisure facilities, open space,
schools, nurseries etc. should be assessed in DPDs. Adequate provision
of these facilities is particularly important in major areas of new
development and regeneration.

Requirement for the LPA, however sport and leisure and community
facilities are being improved and there is a known demand in
this location
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Draft Further Alterations to the London Plan (September 2006)
Education
Policy

Examples of how policy is applied

Policy 3A.22: The Mayor would and boroughs should work with the LDA
and higher and further education sectors to ensure that the needs of the
education sector are addressed in DPDs.

-
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Draft Further Alterations to the London Plan (September 2006)
Transport
Policy

Examples of how policy is applied

Policy 3C.4: The Mayor would, and boroughs and other strategic
partners should, ensure the provision of sufficient land and appropriately
located sites for the development of an expanded transport function to
serve the economic, social and environmental needs.

The provision for extended Tramlink and East London Line to Crystal
Palace is taken into account in the proposals.

Policy 3C.20: Conditions for walking should be improved. DPD policies
should ensure that:

Requirement for LPA, however the proposals would result in a clear
improvement to the pedestrian environment in and around the Park.

•

Safe, convenient, accessible and direct pedestrian access
is provided from new developments to public transport
nodes and key land uses and use the TfL guidance
Improving Walkability;

•

Provide for the undertaking of audits to ensure that
existing pedestrian infrastructure is suitable for its
proposed use;

•

Plan for suitable crossing facilities around and near new
developments, including features to enable disabled
people to access them;

•

Plan for improving the safety and security of the
pedestrian environment;

•

Identify, complete and promote high quality walking
routes;
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Draft Further Alterations to the London Plan (September 2006)
Transport
Policy

Examples of how policy is applied

•

Ensure that the pedestrian environment is accessible to
disabled people;

•

Take account of measures set out in the TfL Walking Plan
for London; and

•

Improve the safety and convenience of pedestrian routes
to school.

Policy 3C.21: Conditions for cycling should be improved. DPD policies
should:
•

Identify and implement high quality, direct, cycle routes;

•

Ensure that routes are segregated from pedestrians as far
as practical;

•

Identify, complete and promote the relevant sections of
the London Cycle Network Plus;

•

Take account of measures identified in the TfL Cycling
Action Plan;

•

Encourage provision of sufficient, secure cycle parking
facilities within developments taking account of TfL’s Cycle
Parking Standards; and

•

Encourage and improve safety for cycling.
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Cycling routes would be improved and parking facilities incorporated
within the regeneration project
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Draft Further Alterations to the London Plan (September 2006)
Culture and Sport in London

AP
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Policy

Examples of how policy is applied

Policy 3D.4: The Mayor would work with strategic partners to promote
culture in the framework of the Mayor’s Cultural Strategy to promote
London’s cultural and arts facilities as visitor attractions and foster
their contribution to both local regeneration and London’s global
economic offer.

The Park would be an improved cultural destination with a wide range of
sport, leisure and arts attractions.

Policy 3D.5: The Mayor would work with partners to develop and implement legacies from the new permanent facilities in the Olympic Park.
These would include ensuring that the facilities meet London’s sport
needs and that they are accessible and affordable for all Londoners. The
Mayor would work with partners to take the opportunities presented by
the Olympic and Paralympic Games to increase participation in sport and
physical activity among all sections of London’s population, and ensure
that community access to legacy facilities is secured following the
Games. In considering proposals for sports facilities, Boroughs should
ensure that a sequential approach is applied; sites have good access by
public transport, cycling and walking, or improved accesses planned;
facilities are accessible to all sections of the community, including
disabled people; new provision is focused on areas with existing
deficiencies and facilities; the multiple use of facilities is encouraged,
including those of schools and commercial organisations.

The proposals have been devised with full knowledge of the Olympic
strategy and the proposed facilities represent an assessed need
taking into account the legacy facilities which would remain in London
after 2012.

Paragraph 3.239 states that London needs to develop a wide range of
high quality but affordable sports facilities, which are accessible to all
sections of the community, including disabled people.
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Draft Further Alterations to the London Plan (September 2006)
Culture and Sport in London
Policy

Examples of how policy is applied

Policy 3D.6: The Mayor would work with strategic partners to implement
London’s Tourism Strategy and to achieve 50,000 gross additional hotel
bedrooms by 2026, to improve the quality, variety and distribution of
visitor accommodation and facilities and to bring forward a major
international convention centre.

The Park would become an improved tourist destination which should
meet expectation arising from its well known history.

Policy 3D.7: The Mayor would work with strategic partners to protect
and promote and improve access to London’s network of open spaces,
to realise the current and potential value of open space to communities,
and to protect the many benefits of open space, including those
associated with health, sport and recreation, children’s play, regeneration, the economy, culture, biodiversity and the environment.

The proposals would result in improvements to the existing open space
at the Park and improved accessibility may assist in reducing deficiency
in nearby areas. The Park would become an improved location as part of
South London’s Green Chain.

Policies in DPDs should treat the open space network as an integrated
system that provides a “green network” containing many uses and
performing a wide range of functions.
All developments would be expected to incorporate appropriate elements
of open space that make a positive contribution to the wider network.
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Draft Further Alterations to the London Plan (September 2006)
Culture and Sport in London
Policy

Examples of how policy is applied

Policy 3D.12i: The Mayor would and boroughs should protect, maintain
and enhance trees and woodland in support of the London Tree and
Woodland Framework.

As part of the Masterplan proposals, a detailed tree survey of the Park
has been carried out. Although the proposals involve the felling of a large
number of trees, the number of new trees to be planted exceeds this
number. Justification exists in the case of each tree to be felled and the
overall landscaping scheme provides a considerable overall enhancement
to the Park.
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Draft Further Alterations to the London Plan (September 2006)
Climate Change and London’s Metabolism
Policy

Examples of how policy is applied

Policy 4A.2i: Future developments must meet the high standards of sustainable design and construction and reflect this principle in DPD
policy. These would include measures to:

The design of buildings would be sustainable and detail is set out in
the Masterplan Design and Access Statement. Further detail would be
provided when detailed designs are produced. The LDA is committed to
achieving the following wherever possible:

•

Make most effective use of land and existing buildings;

•

Reduce carbon and other omissions that contribute to
climate change;

•

Design new buildings for flexible uses throughout
their lifetime;

•

Manage over heating;

•

Make most effective and sustainable use of water,
aggregates and other resources;

•

Minimise energy use;

•

Supply energy efficiently and incorporate the decentralised
energy systems and use renewable energy where feasible;

•

Minimise light lost to the sky, particularly from
street lights;

•

Procure materials sustainability;

•

Reduce air and water pollution;

•

Manage flood risk, including through flood resilient design;
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Code for Sustainable Homes level 4.

•

BREEAM ‘very good’.

•

20% carbon reduction target from on-site renewables.
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Draft Further Alterations to the London Plan (September 2006)
Climate Change and London’s Metabolism
Policy

Examples of how policy is applied

•

Avoid creation of adverse local climate conditions;

•

Promote sustainable waste behaviour in new and existing
developments;

•

Encourage major developments to incorporate living roofs
and walls where feasible;

•

Reduce adverse noise impacts.

All applications for major redevelopments should include a statement on
the potential implications of the development on sustainable design and
construction principles.
Policy 4A.8: The Mayor’s Energy Strategy and its objectives for
improving energy efficiency and increasing the proportion of energy use
generated from renewable sources should be supported.An assessment
of the energy demand and carbon dioxide omissions from proposed
major developments would be required.

A detailed Energy Statement is submitted with the application which
details measures to ensure energy efficiency and the use on-site
renewable power generation.
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Draft Further Alterations to the London Plan (September 2006)
Climate Change and London’s Metabolism
Policy

Examples of how policy is applied

Policy 4A.5i: The Mayor would and Boroughs should in their DPD’s
require all developments to demonstrate that their heating, cooling and
power systems have been selected to minimise COÇ emissions. The
Mayor would expect all major developments to demonstrate that the
proposed heating and cooling systems have been selected in accordance
with the following order of preference:

A detailed Energy Statement is submitted with the application which
details measures to ensure energy efficiency and the use on-site
renewable power generation.

•

Connection to existing CCHP/CHP distribution network;

•

Site wide CCHP/CHP powered by renewable energy;

•

Gas fired CCHP/CHP or hydrogen fuel cells, both
accompanied by renewables;

•

Communal heating and cooling powered by
renewable energy;

•

Gas fired communal heating and cooling.

Policy 4A.7: With regards to renewable energy, the Mayor would and
Boroughs and their DPDs should require developments to achieve a
reduction in carbon dioxide emissions of 20% from on-site renewable
energy generation.

A detailed Energy Statement is submitted with the application which
details measures to ensure energy efficiency and the use on-site
renewable power generation.

Policy 4A.9: Deleted.

N/A
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Draft Further Alterations to the London Plan (September 2006)
Designs on London
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Policy

Examples of how policy is applied

Policy 4B.1: All developments should:

The Design and Access Statements provide detail on how the design
would meet these targets.

•

Maximise the potential of sites;

•

Permit high quality and inclusive design and create or
enhance the public realm;

•

Contribute to adaptation to a mitigation of the effects of
climate change;

•

Respect local context, history, character and community;

•

Provide for or enhance a mix of uses;

•

Be accessible, usable and permeable for all users;

•

Be sustainable, durable and adaptable in terms of design,
construction and use;

•

Address security issues and provide safe, secure and
sustainable environments;

•

Are practical and legible;

•

Are attractive to look at, and where appropriate, inspire,
excite and delight;

•

Respect the natural environment and enhance green
networks and the blue ribbon network

•

Respect London’s built heritage.
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Draft Further Alterations to the London Plan (September 2006)
Designs on London
Policy

Examples of how policy is applied

Design and access statements should be submitted for proposals to
ensure the above have been incorporated.
Policy 4B.2: World Class high quality design would be sought by the
Mayor by collaborating with partners to encourage contemporary and
integrated designs for the environment. The design of developments
should contribute to the adaptation to a mitigation of climate change
through for example, reducing energy use, maximising renewable
sources of energy, and using natural forms of shading and cooling.

The Design and Access Statements provide detail on how the design
would meet these targets.
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Draft Further Alterations to the London Plan (September 2006)
Designs on London
Policy

Examples of how policy is applied

Policy 4B.5: The Mayor would require all future development to meet the
high standards of accessibility and inclusion. DPD policies should:

The Design and Access Statements provide detail on how the design
would meet these targets.

•

Integrate and adopt the principles of inclusive design so
that developments;

•

Can be used safely, easily and with dignity by all
regardless of disability, age, gender, ethnicity or
financial circumstances;

•

Are convenient and welcoming with no disabling barriers,
so everyone can use them independently without undue
effort, separation or special treatment;

•

Are flexible and resourceful taking account of what
different peoples say they want and need, so people can
use them in different ways;

•

Are realistic, offering more than one solution to help
balance everyone’s needs, recognising that one solution
may not work for all.
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Draft Further Alterations to the London Plan (September 2006)
South East London
Policy

Examples of how policy is applied

Policy 5D.1: The relevant specific strategic priorities with the South East
London Sub-Region would be to:

The regeneration of the Park would improve south London’s open
space infrastructure and facilities, and development would be carried
out in the most sustainable way possible, as set out in the Masterplan
Design and Access Statement. Details would be provided in reserved
matters applications.

•

Ensure that new housing provision is complemented by
adequate social and other infrastructure;

•

In relevant areas ensure that the effects of climate change
are assessed authoritatively and that effective methods
are incorporated in the location, design and construction
of development to addresses it;
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1 INTRODUCTION
1.1.

1.2.

1.3.

The London Development Agency (LDA)
is the applicant for the outline proposals for Crystal Palace Park.
The LDA is the Mayor’s economic
development agency and has responsibility to: further economic development
and regeneration; promote business
efficiency, investment and competitiveness; promote employment; enhance
development and application of skills
relevant to employment; and, contribute
to sustainable development.1

The Cultural Role of the Park

The Open Space Role of the Park

1.4.

The Mayor’s Culture Strategy2 identifies
Crystal Palace Park as being of major significance to London. The Strategy
Action Plan shows the Park as being one
of five major cultural developments in
London which should be supported.3

1.6.

1.5.

The Park’s cultural role4 has a number
of dimensions which are detailed
throughout the other documents
accompanying this application. In
summary the Park is:

As set out in the Planning Statement,
The London Plan5 identifies an open
space hierarchy for London which is
regarded as essential to support the
growth and intensification of uses,
particularly housing, which underpin the
Plan’s objectives. Crystal Palace, as a
Metropolitan Park6 has a significance
which goes beyond borough boundaries,
and is the nearest such park to around
250,000 Londoners; living in the
Boroughs of Bromley, Croydon, Lambeth,
Lewisham and Southwark.

1.7.

These Boroughs are all predicted to see
strong population and household growth
over the coming years with a combined
target of 52,900 additional homes
by 20167 thus increasing the significance
of qualitative improvements to strategic open space.

The LDA has brought forward proposals
for the Park because of its importance
to London. The significance of the Park
is due to three main characteristics:
•

Its Cultural role

•

Its Open Space Role

•

Its Role as an Economic Driver

•

A heritage site

•

Home to sports facilities

•

A tourist attraction, both for
these events and for other
artistic and cultural activities
including concerts
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Economic Asset and Visitor Attraction

Summary

2.

1.8.

The Mayor’s Economic Development
Strategy8 identifies Crystal Palace as a
significant opportunity for sport and
leisure based regeneration.

1.11.

2.1.

1.9.

In recognition of the opportunity in the
area, but also because of growing
economic and social inequalities, the
LDA, Department of Trade and Industry
and the Small Business Service
supported the development of a City
Growth Strategy, a national Government
initiative, to support economic
development and regeneration in
“the Heart of South London”, defined as
the area around Crystal Palace.

Despite the Park’s potential significance
to London it is far from playing an
appropriate strategic role at present.
As demonstrated in the Design and
Access Statement the Park is in many
places physically run down, the sports
facilities have been in decline and
are uneconomic, and attractions in
the Park have closed and events have
been reduced.

2.2.

The Park is wholly within the London
Borough of Bromley and has been
managed by them since the abolition of
the GLC in 1986. The Park also
borders four other boroughs – Croydon,
Lambeth, Lewisham and Southwark –
and therefore potentially plays a strategic role for all five boroughs.

1.10.

The first objective of this strategy is to
“maximise the potential of Crystal
Palace Park, to benefit the City Growth
area, through the development and
enhancement of its facilities as a major
attraction so that it is an asset to the
local business community.”9

The importance of Crystal Palace Park,
as a Cultural facility, Open Space and
Economic Driver is identified in the relevant adopted statutory Mayoral
Strategies.

1 The powers and responsibilities of the LDA are set out in the
Regional Development Agencies Act 1998, as amended by the
Greater London Authority Act 2001
2 London: Cultural Capital - Realising The Potential Of A WorldClass City, April 2004, is one of the eight strategies which the
Mayor is required by law to provide
3 Policy 1.1, the others being Wembley, South Bank, Exhibition
Road and the Olympics
4 Cultural Role is taken to include those matters which the
Mayor’s Culture Strategy my take into account as defined in
Part X of the GLA Act 1999 and include arts, tourism and
sport, ancient monuments and sites, buildings and other
structures which are of historical or architectural interest,
museums and galleries.
5 The Mayor’s Spatial Development Strategy (2004)
6 Serving a catchment around of 3.2 kilometres and providing
for both active and passive recreation
7 London Plan Housing Provision Targets, Waste and Minerals
Alterations, December 2006
8 Sustaining Success, Developing London’s Economy,
The Mayor of London’s Economic Development Strategy
2005, page 28
9 City Growth, Heart of South London Summary
Document, 2006

The Need for Regeneration
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LB Bromley has sought to make
significant investments in the Park –
including comprehensive regeneration
proposals developed in the mid-1990s
– some elements of which were taken
forward. However funding was only available to take forward a small part of the
whole package and other aspects of the
proposals were controversial and were
withdrawn. Given its responsibility for
other parks and open spaces in the
Borough and inability to secure
external funding, Bromley has been
unable to invest sufficient funding in the
Park for it to maintain its strategic role.

2.4.

2.5.

Over the same period, Sport England’s
lease on the National Sports Centre
(NSC) was coming to an end and very
significant investment in the fabric of the
buildings and the plant and building
services was required. In recognition of
the importance of the NSC the lease was
taken on by the LDA in 2006.
Investments are ongoing to keep it up
and running until 2012. The LDA also
has an option to take on the lease of
the Park by 2009 and in doing so would
also become responsible for its upkeep.
The LDA has therefore taken on responsibility for leading the development of
proposals for the Park because of its
potential strategic role (identified above)
and its cross-Borough significance, and
the fact that other partners could not
provide the resources to deliver this. The
Masterplan Application is the result of
this process.

3.

B

–

REGENERATION

STATEMENT

The Proposals for the Park

Introduction
3.1.

The full details of the proposals for the
Park and their impacts are contained in
the relevant documents in the planning
application.

3.2.

The Design and Access Statement
covers the history of the Park and
current situation, and the evolution
of the Masterplan proposals and summary of the development proposals. Other
relevant documents include the
Environmental Statement, Statement
of Community Involvement and
Planning Statement.

3.3.

Rather than re-state in detail the
content of these documents this section
will instead summarise the key features
of the proposals and demonstrate how
together they address the Mayor’s
strategic objectives identified in Section
1 above – the Cultural, Open Space and
Economic functions of the Park.
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3.5.

There are four key components which
structure the proposals:
•

Better accessibility to and within
the Park, with entrances from all
sides that provide facilities and
attractions and link the Park to
surrounding neighbourhoods;

•

A re-interpretation of the Palace
Terrace to highlight its aweinspiring scale;

•

A restored Paxton Axis which
reinstates the essential heritage
structure of the Park;

•

A totally-reconfigured centre of
the Park, returning tarmac to turf
and, for the first time, positively
integrating the sports facilities
into the Park heritage and future
Masterplan proposals.

PALACE
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The regeneration proposals split the Park
up into eight character zones, joined by
the Paxton Terrace and re-modelled centre to the Park and incorporates specific
landscape elements and built structures/uses. These are summarised in
Table 1 overleaf.

Strategic Impacts
3.6.

As noted above a number of reports have
been produced which identify the likely impacts of the proposed scheme. This
includes the Environmental Statement
(incorporating the Transport Assessment
and Socio-Economic assessment),which
includes an annex which summarises the
methods adopted in predicting future visitor numbers.

3.7.

Relevant impacts are summarised below
in relation to the Park’s Cultural Role,
its Open Space Role and its Role as an
Economic Driver.
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Table 1: Park Zones, Summary of uses, Landscape Elements & Building Structures
Park Zone

Summary

Landscape Elements

Buildings and other
Structure

Anerly Hill Edge

The aim is to transform this important boundary from one of exclusion and
impermeability, to a vibrant Park edge of activity, openness and access.
The gate and wall at the junction of Anerley Hill and Crystal Palace Parade
would be opened up with new public spaces, creating extensive views into
the Park. There would be stairs and ramps to ease ascent and descent,
stopping places and points of activity along the way. The original Station
ticket hall would be opened with direct connection into the Park building
on the removal of the turnstiles. Anerley Hill would be the site for the
replacement Lodge following demolition of the tower block in the Park,
providing temporary accommodation for visiting athletes and school
parties and teaching facilities

Palace Fountain

College and Lodge

ECO Water Ponds

South Greenhouse

Playground

Former CP Museum

The site of the Palace would be re-established reflecting the scale and
grandeur of the former Crystal Palace. The original footprint would be
expressed with a grid of large trees echoing its structural grid, beneath
which an open, multi functional events and recreation space would be
created capable of supporting an intensity of use not seen since the
demise of the Palace itself. This would bring the hilltop back into full
public use, creating an impressively-scaled public promenade along the
Park edge where all five of the local boroughs connect. A proposed
Crystal Palace Park Museum and a range of active spaces including
playgrounds, all serviced by kiosks, would further attract activity and
use of this key area

Palace Fountain

Palace Terrace Kiosks

ECO Water Ponds

Subway and CPP
Museum

Palace Terrace

Paxton Fountain
CP Transmitter

Playground
Paxton Fountain
CP Transmitter
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Park Zone

Summary

Landscape Elements

Buildings and other
Structure

Italian Terrace

The Italian Terraces were a key feature of Paxton’s Park but have fallen
into disrepair. It is proposed to restore and revive some of their original
splendour by flanking the Lower Terrace with two large greenhouses. Their
scale and position would echo the original wings of the Palace, and together with the Tree Palace, would frame the broad expanse of the terraces. In
addition two sunken gardens are proposed to enhance access to the terraces where the original stairways existed. These would incorporate a
series of sloping ramps providing access between levels without interrupting the large scale setting of the historic scenery.

Palace Fountain

College and Lodge

ECO Water Ponds

South Greenhouse

Playground

Former CP Museum

The centre of the Park, currently dominated by car parks and roads, would
return to parkland. Key features would include an Adventure Playground,
(built on the site of the demolished Lodge tower), new water features; a
centrally-located police, first aid and information pavilion and an enhanced
ecological landscape of undulating terrain. The landscape treatment would
integrate the ‘wilder’ elements of the Tidal Lakes and English Landscape
with the more formal architecture of the Italian Terraces

Rosary

The Grade II* listed NSC building would be retained, but converted (after
2012) into a dry sports centre for activities such as 5-a-side football and
hockey. The Olympic sized 50m swimming pool would be moved to a new
Crystal Palace Regional Sports Centre (CP RSC) located below ground
taking advantage of the topography of the Park, with an accessible green
roof as an extension of the Transitional Landscape parkland. It would be
open to the existing track.within the Park. The sunken area around the
NSC will be filled raising the levels so that the parkland landscape and
the entrance level of the building are the same.

Playground

Transitional
landscape

Central Sports Area

Paxton Fountain
CP Transmitter

Water tables
Terrace Storage Ponds
Adventure Playground
Water Rill
National Sports Centre
Regional Sports Centre

AP
184

Produced on behalf of the LDA by Latz + Partner / Hunt Dobson Stringer

CRYSTAL

PALACE

PARK

–

MASTERPLAN

APPENDIX

B

–

REGENERATION

STATEMENT

Park Zone

Summary

Landscape Elements

Buildings and other
Structure

Tidal Lakes

Improvements from Penge West Station into the Park and from the Penge
Gate to the lakes and Dinosaurs would be a major objective. A new
Café and Dinosaur Interpretation Centre would be built to replace the
dilapidated building that currently exists. This would provide a new
educational focus for the lower part of the Park, as well as wider community park interpretation, information facilities. The café would have seats
by the lake. Boating would be re-introduced on the lake and much of the
current fencing would be removed. The Urban Farm is due to re-open
in September 2007.

Playground

Café and Dinosaur
Interpretation Centre

The Masterplan proposes that the pitch would be restored with enhanced
drainage and a new cricket pavilion built. A series of ecological ponds
would be created nearby on land that is currently prone to regular flooding
to take the drainage waters from the pitch. The Park Rangers’ facilities
would be relocated to the site of the existing Rangers’ Lodge.
The Masterplan would enhance Sydenham Gate as a prominent new
entrance to the Park. Six villa-style blocks are proposed where villas
previously existed on Crystal Palace Park Road to raise capital for the
Park improvements and create a coherent edge to the Park.

Cricket Pitch

The traditional English Landscape is perhaps the best preserved aspect
of the original Park. The plans here are to maintain and enhance the
character of the area. Proposals include a restored Maze and improved
Concert Bowl area, with a small café housed in the North Greenhouse.
A Treetop Walk would take visitors through the wooded areas of the landscape, and linked to woodland interpretation material. A new gateway
could be created at Rockhills, opening up access to communities north and
west of the Park. The Caravan Club site would be opened up as a Gateway
with a small part of the site being used for residential development.

Aquarium Mist
garden

Cricket Ground

English Landscape

Paxton Fountain
Basin

Park Management
Facility

Informal Woodland
Playground
New Paxton Spring

Rockhills Residential
Café - Community
facilities
North Greenhouse
Concert Platform

Concert Bowl
Treetop Walk
The Maze
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3.10.

As noted above three cultural features
of the Park are highlighted as being of
strategic importance. Taking each in turn:

Interventions of particular relevance
include:
•

Removal of intrusive elements in
the Park including buildings,
inappropriate planting, fencing
and street furniture;

•

Securing and enhancing the
heritage assets of Crystal
Palace Park for future generations. Including conserving
and re-interpreting the
significant elements;

•

Introducing new design layers
to areas that have been
greatly altered.

A Heritage Site of Major Significance
3.9.

The Design and Access Statement
states that:
“The aim of the Masterplan is to create
a 21st century park which reflects
Paxton’s original ideas while responding
to today’s concerns and opportunities…………….the vision responds to
heritage, current conditions and future
needs, with an overall aim of re-establishing the Park’s significance. It aims
to conserve and strengthen the historic
landscape character, by re-interpreting
and revitalising Paxton’s configuration
and so re-creating the character of the
Park as a whole”

3.11.

This approach therefore re-instates
the park as a heritage site of major
significance and brings new contemporary responses which can re-establish
Crystal Palace as an exemplary urban
Park for the future. English Heritage has
been closely involved in the development
of the Masterplan and given it in
principle endorsement.
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Home to Sports Facilities of
Major Significance
3.12.

As noted above the current sporting
facilities are increasingly uneconomic
and, in particular the basic plant and
fabric of the NSC are in a poor state.

3.13.

The NSC has closed for refurbishment
of the mechanical and electrical plant in
order to allow the swimming (one of only
two 50 metre pools in London) and diving pool facilities to remain open until
2012 and beyond. Over the period up
to 2012, the Crystal Palace Stadium is
likely to continue to host the IAAF British
Athletics Grand Prix and other events.
This will therefore secure the sporting
facilities in the short to medium term.
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Beyond this the LDA is seeking to
provide a long-term sustainable future
for the Grade II* listed NSC building, and
to secure a future for elite sports in the
Park through a new Regional Sports
Centre incorporating a 50 metre pool,
in a new landscaped building and a
re-configured stadium. The IAAF events
are likely to move to the legacy
stadium built in the Lower Lea Valley for
the 2012 Games. However, the Park will
continue to play host to sporting
facilities in the longer term, including a
new cricket pitch and sports pavilion
which will increase the range of sports
available in the Park.

Tourist Attraction, For Sporting Events
and Other Artistic and Cultural Activities
3.15.

A report has been produced by URS for
the LDA10 which identifies the current
“baseline” number of visitors to the Park
and the projected visitors to the Park on
the basis of the proposed improvements
and new attractions. This used two methods – one based on assumptions on
individual attractions and one on an overall percentage uplift in visitors.
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3.16.

This identified a common baseline
number of visitors of approximately
1,900,000 per annum and potential
visitor numbers to the Park on
completion of the Masterplan of between
2.6 million and 2.9 million. This
represents an increase in visitor numbers of between 700,000 and 1 million.

3.17.

The lower end figures are illustrated in
Table 2 below. The table identifies the
new facilities in the Park and, based on
comparison with similar attractions
identifies projected “mid range” visitor
numbers.

10 Crystal Palace Park Masterplan Visitor Numbers Report,
Appendix 4.4 to the Environmental Statement, URS for
London Development Agency, 2007
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It assumes increases in visitors to events
in the Park based on the more active programme being implemented by the LDA
and that regular users of the sporting
facilities will remain constant. Finally it
assumes a base number of “general
users” and that a proportion of the additional visitors will attend more than one
event/facility and therefore will not all
be net additional and therefore makes
discounts for these. In total it concludes
that the new facilities will attract a total
of 845,000 visitors resulting in a net
additional 700,000 visitors to the Park,
an increase of 30%.

CRYSTAL

Use

–

MASTERPLAN

Baseline

Visitor
Linked
Range
Trip
Midpoints Discount
(or
Projections)

Net Total

Net
Change

Treetop Walk

0

190,000

50%

95,000

95,000

North Greenhouse

0

175,000

50%

87,500

87,500

South Greenhouse

0

175,000

50%

87,500

87,500

Café and Dinosaur Interpretation Centre

0

138,000

50%

69,000

69,000

Crystal Palace Park Museum

0

138,000

50%

69,000

69,000

20,000

108,000

25%

81,000

61,000

Urban Farm

0

20,000

25%

15,000

15,000

Cricket Pavilion

0

9,000

5%

8,550

8,550

Concert Bowl

0

123,000

5%

116,850

116,850

NSC/RSC Regular Use

273,000

273,000

5%

259,350

-13,650

NSC/RSC - All Events

194,000

374,000

5%

355,300

161,300

1,407,000

1,407,000

1,337,000

-70,000

1,894,000

3,130,000

2,581,050

687,050

General Users
Total

188

PARK

Table 2: Crystal Palace Park Projected Visitor Numbers

Park Events (non-NSC & Concert Bowl)
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Sources: Based on URS for the LDA
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This would serve to re-enforce Crystal
Palace Park as the primary visitor
attraction in this part of south London
and make it of strategic significance in
London as whole, ranking it among the
top 20 free attractions in London
It would complement other local
attractions such as the Horniman
Museum (380,000 visitors) and the
Dulwich Picture Gallery (114,000).

3.21.

The Open Space Role of the Park
3.20.

The proposals for the Park will upgrade
its status and ensure that it plays its
full role as a Metropolitan Park on the
basis of the London Plan open space
hierarchy.

The London Plan adopts the hierarchy
originally produced by the London
Planning Advisory Committee which
principally categorises parks by size.
The London Strategic Parks Project,
commissioned by the Greater London
Authority, sought to develop a more
detailed understanding of London’s
regional and metropolitan parks. It
proposed to define Metropolitan Parks
as:
“areas of publicly accessible open space
which provide a range of facilities
and features offering recreational,
ecological, landscape, heritage, cultural or resource management benefits.
Individual Metropolitan Parks will offer
a combination of facilities and features
that is unique at a sub regional level.
Metropolitan Parks will be readily accessible by public transport and be managed
to meet best practice quality standards.”
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3.22.

The proposals described above clearly
address all of the dimensions of this
definition including passive and sporting recreation, major investment in the
Park’s ecology and landscape, directly
addressing culture and heritage issues
and providing a unique sub-regional
resource. The Transport Assessment
demonstrates that the Park is in an
already accessible location which will be
enhanced by current and planned
improvements such as the East London
Line Extension and the proposed
Tramlink Extension.

3.23.

The London Strategic Parks Project also
identified some significant barriers to the
improvement and expansion of London’s
strategic open space network which
included: fragmented management and
ownership of existing open spaces;
co-ordination between adjacent authorities; and conflicting resource demands
for delivering strategic open space and
more local open space provision.

11 Visit Britain, 2006 Visits to Visitor Attractions Survey
12 London Strategic Parks Report, EDAW for GLA, 2006
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These are precisely the factors which
have contributed to the decline of Crystal
Palace Park described in Section 2,
above. The delivery and management
arrangements described in Section 4
below are designed to overcome these
barriers and secure the Park’s future
strategic role.

CRYSTAL

Over and above the increased number
of visitors to the Park itself, described
above, the plans for the Park will have
three main economic impacts on the
wider area surrounding the Park as
envisaged by the City Growth Strategy
for the area. These are: the creation of
new jobs within the Park; increased
expenditure in the area around the Park
generating trade for local businesses;
and expenditure by residents of the new
housing development on the edge of the
Park.
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Construction Employment

Operational Employment

3.26.

3.28.

The increase in visitor attractions and
the intensive use of the Park will require
additional staff to deliver these
services. Indicative management plans
for the Park suggest that employment
associated with the general Park and
Park Management could increase from
10 to around 30. Estimates for other jobs
in the Park are based on the increased
usable floorspace in the refurbished NSC
and the new RSC. Other jobs include the
staffing of kiosks, the Café and other
attractions/ buildings. The total projected increase in employment is between
90 and 100 people.

3.29.

One off events in the Park will also
create employment and business
opportunities although this will be
largely casual work including stewarding, catering and other event
management/services.

Economic Asset and Visitor Attraction
3.25.

PALACE

3.27.

The construction phase has the
potential to generate significant
employment, which can be estimated
using typical figures for the gross
output per employee for the construction sector and estimated construction
costs. On this basis, the construction
phase for the Park (excluding works to
the NSC and RSC and residential
development) is estimated to account
for 832 person years of employment
By convention, a permanent full time
equivalent (FTE) job is equated to 10
person years of employment. So for the
Development, full time permanent
equivalent (FTE) jobs from the construction phase are estimated at 83.
A significant proportion of the construction employment forecast is expected to
be on-site (typically around half), with
the rest being elsewhere in the construction supply chain.
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Table 3: Existing and Projected Employment
Role

3.33.

Current Estimate

Projected employment

Park and Park Management

10

32

NSC/RSC

50

80 to 95

Other e.g. Café, Community, Other Attractions

10

50

Total

70

162 to 177

Source: LDA figures and URS figures (Outline Business Plan), HDS Analysis

Visitor Expenditure in the Wider Area
3.30.

3.31.

3.32.

The socio-economic assessment
estimates visitor expenditure in the wider
area based on the projected visitor
numbers set out in Table 2.
It identifies the new “Leisure Destination
Uses” as those most likely to attract
“additional” expenditure to the wider
area and, based on research on other
major visitor attractions and events;
suggests that visitors using direct
routes to the Park which pass through
Crystal Palace Town Centre – which
has a major restaurant and bar offer –
might spend up to £10 per head in the
local area.

Produced on behalf of the LDA by Latz + Partner / Hunt Dobson Stringer

The Masterplan described above will help
increase expenditure in the local area
in two main ways. First it will bring new
attractions to the mainly unused north
western part of the Park – the Palace
Site and the Terraces – adjacent to the
Town Centre and open up routes to the
Town Centre from here. Second it will
increase the overall number of visitors
to the Park thus generally increasing
the numbers who are likely to access
the Park through the gate closest to the
Town Centre.
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In order to quantify this potential
expenditure the socio-economic assessment assumes that up to 50% of the
visitors to the new attractions in the
northern part of the site might potentially use the town centre and, based on
the transport baseline assessment, that
10% of the other visitors to new attractions and events in other parts of the
Park would access the Park via the gates
closest to Crystal Palace Town centre.
On this basis we estimate that the
increase in numbers could bring £1.7 million of additional annual expenditure to
local bars and restaurants equating to
approximately 50 full time jobs.

Expenditure by New Residents
3.34.

The people living in the new housing
units will bring extra expenditure to the
area. On the basis of average weekly
household expenditure the 180 new
households could be expected to spend
£300 per week on average on goods and
local services. This would be around
£2.8 million per year in household
spending, including convenience and
comparison shopping.
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Overall Economic Impacts
3.35.

The development could therefore be
expected to bring major economic
benefits to the local area. These are
summarised in the table below. Induced
employment assumes a multiplier of
10% based on estimates by English
Partnerships. In total therefore there are
estimated to be 83 construction jobs and
155
to
165
operational
jobs
arising from the proposed development.
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Table 4: Summary of Economic Impacts
Impact

Direct Impact & Level

Induced Employment

Construction Employment

83 FTE jobs – regional

n/a

Park Employment

90 to 100 jobs – local

9 to 10 additional jobs – local

50 jobs - local

5 jobs local

£2.8 million – mainly local
and sub-regional

n/a

Wider Employment
Household Expenditure

Source: Environmental Statement, Socio-Economic Assessment

13 Based on average turnover per head of Bars and Restaurants
from Number of enterprises, employment and turnover in
the private sector (including public corporations and
nationalised bodies) by number of employees and industry
group, UK, 2004, ONS/SBS
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Implementation & Funding

4.3.

Introduction
4.1.

As this report has demonstrated, the
proposals for Crystal Palace Park address
directly strategic concerns of adopted
policy in relation to Heritage and
Culture, Planning and Open Space,
and Economic Development and
Regeneration.

4.2.

However, as also noted above, previous
plans have been produced, most
recently by LB Bromley, and have not
been implemented due to lack of
funding and local concerns. The regeneration of the Park faces major barriers,
including its location on the fringe of one
Borough and border with four others
and the tension between its strategic
and local role.

4.4.

The potential strategic role of the Park
and the resulting barriers to implementation of proposals are the reasons that
the LDA has led on the development of
the proposals for the Park. However,
although the LDA has the legal powers
to bring forward such proposals, it does
not have direct access to sufficient
capital funding to enable it to implement
such measures alone.
Therefore the funding and implementation strategy developed by the LDA,
working with partners, reflects the
exceptional circumstances of the Park,
and seeks to bring together core
funding to create a base level of
investment which can leverage in
additional funding to deliver some of the
specific elements of the scheme. Only
through such an holistic approach, the
LDA believes, can the strategic role of
the Park be achieved.
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Development Costs
4.5.

A detailed costplan has been produced
which includes the implementation of all
of the key elements of the Masterplan
above including demolition works,
landscape features, roads and parking,
buildings and remediation. It excludes
a number of items, most notably the
works to the National Sports Centre
and development of the new Regional
Sports Centre, the new Museum, the
residential development, remediation
and professional fees. The total projected cost for the scheme is £67.5 million.

Revenue Costs
4.6.

The operation of the Park will also have
significant ongoing revenue costs in order
to ensure that the improvements
made to the Park are sustained and
that the Park is animated by active
management which can make the most
of the resources invested. As noted
above this will in part involve an
expansion in Park management and
staffing levels and also ongoing
investment in physical maintenance.

AP
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Indicative costs produced for the LDA
suggest that annual maintenance and
life cycle costs could increase from
around £1.2 million per year if the LDA
takes over the Park in 2009 to up to £3
million per year when all of the Park
works are complete.

CRYSTAL

4.9.

The LDA has therefore broken down the
costs of the Masterplan proposals to:
•

The first level of costs are the
“base cost” of reviving the Park’s
role as a strategic Metropolitan
Park for the 250,000 residents of
the five Boroughs for whom this
is their nearest such Park,
providing casual and active
recreation. These costs are
estimated to total £41.8 million.

•

The second and third levels of
costs would take further steps
towards Crystal Palace being an
enhanced regional park and a
“national and international”
destination. These costs include
the new glasshouses, refurbishment of the concert bowl, the
treetop walk, the cricket pitch
and pavilion and some landscape
and water features. These
costs are estimated to total
£25.7 million.

Implementation and Funding Strategy
4.8.

As noted above, the LDA’s funding
strategy for the Park is based on
securing a level of improvement to the
Park which represents a step change on
the current position and provides
confidence that changes will be
permanent and substantial and act as
a basis for a range of other public and
private funding to support the higher
levels of regeneration.
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Funding Sources & Leverage
4.10.

The LDA has reviewed the main funding and revenue sources which can be
identified to support the renewal of the
Park. It should be noted that the
funding criteria for these funding
streams include requirements for match
funding. Therefore having base
funding contributions provides the basis
to lever in additional resources.

The London Development Agency
4.11.
The Agency itself is the Mayor’s Economic
Development Agency. The Agency’s
spending priorities are agreed with the
Mayor and the Department for Business,
Enterprise and Regulatory Reform. They
reflect targets set out in the Agency’s
Economic Development Strategy and in
the Government’s Tasking Framework for
Regional Development Agencies and
mainly focus on employment and skills,
b
u
s
i
n
e
s
s
support and development and development of brownfield land.

14 Crystal Palace Park Masterplan, Management and
Maintenance Plan, Draft 1, August 2007
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The LDA can therefore contribute
funding to the development of the Park
insofar as it contributes to meeting these
objectives. The LDA has already
committed substantial resources to the
development of the Masterplan and
submission of the planning application,
as well as early works to the Park and
the management and operation of the
National Sports Centre. It has also run
an active events programme in the Park
this summer.
The LDA will continue to contribute to
the base costs for the regeneration of
the Metropolitan Park but, given its
target framework and the need to
deliver economic development and
regeneration across London with
limited resources, significant other
sources will be required to take the
project forward.

Lottery Funding
4.14.
A number of the different lottery
funding streams have the potential to
support different elements of the
Masterplan proposals.

4.15.

The Heritage Lottery Fund Public Parks
Initiative supports schemes such as that
at Crystal Palace Park which take an
holistic and realistic approach to Park
development although no formal
approach has yet been made to fund the
project and therefore potential levels of
contribution are not known. Sport
England provides lottery funding for
sports projects in the regions. However,
the regional budget for London is
relatively small and, given competing
priorities, it is not likely that major
funding will be available in the near
future. The Big Lottery Fund provides
funding for Community Buildings
although this is a time limited fund.

Other Funding Sources
4.22
Other funding sources identified include
the London Borough of Bromley and
other local councils, commercial
funding secured by the LDA which would
require income generating assets to pay
off, and charitable trusts.
4.23

4.24
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The Agency will also seek to maximise
income generation from relevant
attractions including the Concert Bowl
and other events, Corporate Events,
charges for sporting facilities and
revenue from catering and other
facilities. It should be noted however that
this income will in the first instance be
required to cover the costs of events
management and arrangement.

Housing Development
4.25
Having reviewed the likely available
funding sources the LDA has concluded that, even if it maximises external
funding sources – both public and
private – this is unlikely to provide for
the level of investment required to
achieve the step change in the
environment required for the Park to
achieve its strategic role as a
“Metropolitan Park” – which is the main
reason for the LDA’s involvement.

In addition it may be possible for some
facilities to secure private sector development and operation, or corporate
and/or personal sponsorship.
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4.26

Therefore, if the objective of the
transformation of the Park shared by the
LDA, its strategic partners, and local
people, is to be achieved the only
realistic option is to secure funding
from housing development on sites
on the fringes of the Park which are
not currently part of the publicly
accessible park.

4.27

The Masterplan proposals for the
200-acre Park therefore identify two sites
for housing – Rockhills and Sydenham
Gate. The proposals for these sites
follow the same principles as for all
buildings in the Park, as set out in the
Design and Access Statement (built from
appropriate materials, providing major
gateways and connecting the Park to
surrounding areas). In addition, the
proposals seek to minimise the required
land for residential uses and maximise
the value obtained.

CRYSTAL

4.28

Neither of the sites will be on land that
is currently accessible to the public. The
Rockhills site would use approximately
1.1 acres of the six acres currently used
by the Caravan Club site. As a result,
an extra five acres of land (2.5%
overall) would be returned to publicly
accessible open parkland. The Sydenham
location for housing could take up
approximately 0.9 acres and would
be built on the sites of the existing
ambulance station, One o'clock Club
buildings and the Park Rangers' yard. In
total 180 flats could be built on 2.02
acres. This represents 2% of the total
Park area.

4.29

PALACE

PARK

–

MASTERPLAN

As part of the justification of the
proposals in planning terms it is
necessary to demonstrate very special
circumstances which justify both
development on MOL and the provision
of no affordable housing. These issues
are considered in detail in the Planning
Statement prepared by Gerald Eve on
behalf of the LDA (Section 6.10). It
should be noted that affordable
housing would be provided if funding
became available (in the form of
subsidy) which would offset the loss of
value that would have been obtained
if the housing had been sold on the
open market.
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4.30

An assessment has been undertaken
of the likely financial contribution of
these two proposals to the costs of
development of the wider Park. The
contribution of Rockhills, assuming
100% private housing, is £8.6 million
and Sydenham Gate, £4.5 million.
These bring a combined total of £13.1
million, just over 30% of the total cost
of the base level works. Funding at this
level would maximise the potential to
lever in other funding and minimise the
amount of land required for housing
development.

4.31

The LDA are content to commit all of the
return from the housing land to the base
level works through entering into a planning agreement under s106 of the Town
and Country Planning Act 1990.

APPENDIX

B

–

REGENERATION

STATEMENT
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