PLANNING COMMITTEE AGENDA 3rd August 2023

PART 5: Development Presentations Item 5.1

1.1

1.2

1.3

3.2

DETAILS OF THE DEVELOPMENT

Ref: 23/00486/PRE

Location: 50 High Street (Purley Leisure Centre, Car Park and Former
Sainsbury Supermarket), Purley

Ward: Purley and Woodcote

Description:  Demolition of the existing buildings and erection of 4 buildings of 5-
12 storeys to provide a leisure centre, commercial unit,
approximately 246 age-restricted and care units (Use Classes C2
and C3) with associated facilities, public square and route through
the site, and car park.

Applicant: Polaska Assets Limited

Agent: Avison Young

Case Officer: Thomas Wilson

PROCEDURAL NOTE

This proposed development is reported to Planning Committee to enable Members
to view and comment upon it at pre-application stage. It does not constitute an
application for planning permission. Any comments made are provisional, and
subject to full consideration of any subsequent applications.

The plans and information provided to date are indicative only and as such the
depth of analysis provided corresponds with the scope of information that has
been made available to Council officers. Other issues may arise as more detail is
provided and the depth of analysis expanded upon. At this stage, the proposal is
still a concept scheme, with the focus on land use and design.

The report covers the following points:

a. Executive summary

b. Site briefing

c. Place Review Panel feedback

d. Matters for consideration and officers’ preliminary conclusions
e. Specific feedback requests

EXECUTIVE SUMMARY

A pre-application proposal for redevelopment of the site including a public leisure
centre was submitted by the applicant following the Council elections in May 2022
and the Executive Mayor’'s commitment to re-opening a public swimming pool in
Purley. The proposal is for a mixed-use retirement village and public leisure centre
on the same site, supported by publicly accessible retirement village facilities
(restaurant and bar), a commercial unit, a new civic square and public route, and
car parking.

An earlier version of the scheme was considered by the Place Review Panel (PRP)
on 18t May 2023 and their views are summarised in Appendix A.
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Discussions so far have focused on the principle of the development and the
proposed land uses, design (including the scale/height/massing and its impact on
the streetscape and skyline), and quality of accommodation, with limited
discussion on other matters such as landscaping, transport planning and
affordable housing.

Due to its height and number of units the proposed development is referable to
the Greater London Authority (GLA), who have not yet been consulted.

It is anticipated that a single planning application will be submitted for the proposal.

SITE AND SURRROUNDINGS

Image 1: Aerial photo of the site with notable landmarks
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Site location and surrounding area

The site is located between High Street and Whytecliffe Road South

The site comprises several different/former uses notably Purley Leisure Centre
and Purley Multi-Storey Car Park, providing 396 car parking spaces.

There is a significant change in levels across the site of approximately 6m from
Whytecliffe Road South down to the High Street.



5.2

5.3

The surrounding streets are a mix of commercial and residential buildings of 2-6
storeys. There are presently two planning applications under consideration for 9-
storey developments on the site opposite at nos. 26-52 Whytecliffe Road South.

Designations

The site is within Purley District Centre

The site is not within a conservation area. The existing buildings are not listed.
The adjacent and opposite buildings on High Street fall within a Local Heritage
Area, with locally listed buildings within the vicinity and the Grade Il listed Purley
United Reform Church, north of the site.

The site has a Public Transport Accessibility Level (PTAL) of 5 (very good).

The site is within Flood Zone 1 (low). However, it is at high risk from surface water
flooding, groundwater flooding and within a critical drainage area.

The site is allocated in the Local Plan (site 30) for “a mixed-use redevelopment
incorporating public car park, new leisure facilities, including a swimming pool, and
other community facilities, healthcare facility, creative and cultural industries
enterprise centre, retail or residential accommodation”.

Place specific policy, DM42 (Purley) requires buildings to “Complement the
existing predominant building heights of 3 to 8 storeys, with a potential for a new
landmark of up to a maximum of 16 storeys” (which has already been consented
at Purley Baptist Centre).

RELEVANT PLANNING HISTORY

There is no planning history on the site itself of relevance. However, the following
recent applications relating to surrounding sites are considered to be of relevance:

26-52 Whytecliffe Road South, Purley, CR8 2AW

19/03142/FUL - Demolition of and erection of part 6/part 7/part 8/part 9
development to provided 106 residential units. Pending consideration.

21/01753/FUL | Demolition of the existing and erection of a part 6/part 8/part 9
storey building and separate part 4/part 5 storey building to provide 247 residential
units. Pending consideration.

PROPOSAL

The proposal is at concept stage, and is for:

Demolition of the existing buildings.
Erection of 4 linked buildings (Buildings A-D), described indicatively as follows:

e Building A: 4/5-storey building fronting the High Street. It would contain a
commercial Class E use on the ground floor and age-restricted housing
above, with a single-storey link to Building B.

e Building B: 8/9-storey building with a 2-storey podium (with mezzanine)
containing a leisure centre and car park over the lower level; mezzanine with
restaurant, bistro and ‘later living’ amenities above; and care units and
assisted living units on the higher levels. The building would adjoin Buildings
Cand D



e Buildings C and D: Building C is 8-storeys and Building D 12-storeys fronting
Whytecliffe Road South. They would sit above the podium and contain age-
restricted housing on the upper floors.

e Proposed leisure centre (c.2590sgm), to replace existing Purley Leisure Centre
(c.2420sgm). Would comprise a 6 lane 25m pool and 13m x 7m training pool, 80
station gym, fitness studio, café and children’s soft play area.

e 246 ‘later living’ units (42 care, 66 assisted living and 138 age-restricted).

e Communal facilities, including specialist fithess provision, aqua-fit pool, treatment
rooms and studios, and multi-functional event space. Publicly accessible facilities
include spa, restaurant and bistro.

e Basement car parking with 44 public car parking spaces and 34 spaces for
residents and operational requirements.

e Public route through the site from Whytecliffe Road South to the High Street and
public square facing the High Street.

Image 2: Site layout Buildings A-D
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6.2 The proposed unit mix is indicative only at this stage (and the figures in this report
are indicative accordingly), but the applicant has explained that will likely comprise:

Tenure Studio | 1-Bedroom | 2-Bedroom | 3-Bedroom | Units | %
Independent 37 75 22 4 138 56%
Living

Assisted Living | 36 30 0 0 66 27%
Full Time Care | 42 0 0 0 42 17%
Totals 115 105 22 4 246 100%
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9.1

MATTERS FOR CONSIDERATION

This is the first time the concept proposal is being presented to the planning
committee. The main matters for consideration for this pre-app are as follows:

Principle of Development

Land uses

Design, Townscape and Heritage
Quality of Accommodation
Affordable Housing

Other matters may also be raised, however at this stage the focus is on the
concept, with consideration of detailed matters to follow.

PRINCIPLE OF DEVELOPMENT

Site Allocation

The site is currently in use as a multi storey car park, with a vacant building
previously used as a leisure centre.

Purley Leisure Centre closed in March 2020, during the Covid-19 pandemic and
has not re-opened. The borough has 5 other leisure centres, the nearest being 2
miles away in Waddon.

The site is allocated in the CLP (Croydon Local Plan) 2018 (site 30) for:

“a mixed-use redevelopment incorporating public car park, new leisure facilities,
including a swimming pool, and other community facilities, healthcare facility,
creative and cultural industries enterprise centre, retail or residential
accommodation”.

A mixed-use development including a new leisure centre and some car parking is
supported by the site allocation. The site is within the Purley District Centre and
some commercial ground floor use is also supported.

LAND USE

Leisure Centre, Public Space and Commercial Use

The proposal includes a new leisure centre, which as noted above is compliant
with the site allocation. The new leisure centre would be slightly larger than the
existing leisure centre so there would be no net loss of leisure facilities. The leisure
centre would be part of the wider development but would be an independent unit;
officers have questioned whether it could be linked to the commercial unit to allow
some flexibility for it to adapt if needs change over time. As the leisure centre is
part of a mixed-use development it would be a relatively small proportion of the
floorspace, however officers welcome the efforts to position it prominently and
centrally within the site, with a public-facing frontage and overlooking the public
square.
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A commercial use is proposed adjacent to high street. This is supported in
principle, however Purley has a high vacancy rate and officers have sought
clarification on market demands and how this unit would be designed to add to the
viability and vitality of the town centre.

A public square is proposed; this is not a policy requirement but improved public
realm is an aspiration of the Purley Strategic Framework. This could be a public
benefit, and the applicant has been asked to demonstrate how it could benefit the
town centre through its potential uses, and its design. The layout, with active
frontages overlooking the square, and a civic setting for the Leisure Centre, is
generally supported, with a welcoming through-route complementing the existing
public footpath through the site. Although level access is not feasible due to the
level changes, step-free access is proposed by locating a lift within the leisure
centre lobby (to the upper part of the site), and the existing footpath will be
incorporated into the site.

Public Car Parking

Public car parking provision would be reduced from 396 public spaces to 44 public
spaces. Policy DM30(d) of the CLP 2018 stipulates that if there is a loss of existing
car parking spaces, it must be demonstrated that there is no need for these car
parking spaces by reference to occupancy rates at peak time. The London Plan
explains that new proposals should not seek to re-provide existing parking levels
but reflect the parking requirements of the new development (T6L).

The applicant has undertaken parking occupancy surveys for the four town centre
car parks (Purley Multi-Storey/application site, Russell Hill Place, Purley Station
and Purley Station East). The application site had a weekday peak occupancy of
37% and weekend of 21%, and combined the four car parks had a peak weekday
occupancy of 324 (48%) out of 674 spaces. The proposal would reduce the
combined number of car parking spaces to 379, which should still be sufficient to
accommodate the peak number of cars. Officers welcome the applicant
demonstrating the existing need for car parking, although further analysis and
interrogation of the surveys is required. Furthermore, the expected occupancy
levels will need to factor in the additional trips resulting from the use of the
proposed leisure centre (this can be estimated through trip analysis to other similar
facilities).

Integrated Retirement Community

The plans are indicative at this state, and applicant has explained that the proposal
would provide approximately 246 units to be used as age-restricted homes (138
units), assisted living (66 units), and nursing and memory care (42) that fall within
a mixture of Class C2 (residential nursing and care home) and C3
(dwellinghouses) units.

The C3 housing (age-restricted homes) is supported in principle, in line with CLP
Policy SP2.1 and the presumption in favour of new homes.

Croydon has the largest care market in London (and is a net importer of
placements into care homes) which puts financial pressure on social care and
health provision in the borough. Croydon has by far the largest number of care
homes of any London Borough, and the Local Plan supports these only if there is
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a need for the particular services provided by the home in supporting with the care
of residents of Croydon. CLP Policy DM2 explains that supported living and
sheltered accommodation will generally be supported in the borough.

A local needs-based assessment for all the ‘later living’ accommodation
demonstrating a demand for the proposed uses will be required. This should be
separate from the existing Strategic Housing Market Assessment and will be
considered against Croydon’s Market Position Statement.

A standalone care home of this size is unlikely to be supported by the Local Plan,
however the proposal is for an integrated retirement community comprising
several types of retirement accommodation, allowing people to live independently
in age-restricted flats, or with an element of care provided depending on their
needs. It would also allow people to move from independent homes to a care
facility within their established neighbourhood if needed later in life, allowing
people to retain their support networks and reducing loneliness. To meet the site
allocation the applicant must demonstrate that the predominant use of the ‘later
living’ development would be led by ‘specialist older persons housing’ and that the
‘care home accommodation’ would meet a demonstrable local need.

Unit Mix

CLP policy DM1.1 requires housing developments in this location to provide at
least 40% of units with 3-bedrooms or more. Although not all components of the
proposal lend themselves to larger units, officers consider that some 3-bedroom
homes should be incorporated, in particular within the independent living homes.
The applicant’s indicative unit mix suggests that there would be four 3-bedroom
homes with the majority being studios and 1-bedroom.

Subject to an appropriate balance of the proposed tenures and noting that the
Council has a high housing target, the proposal could deliver a large number of
homes in a well-connected town centre site, providing opportunities for downsizers
to experience town-centre living, increased independence and reduced loneliness.
It may also play a role in freeing up existing family housing stock. Furthermore,
the new homes partially fund the delivery of the leisure centre and public space.

DESIGN, LAYOUT AND HERITAGE

Place specific policy, DM42.1 requires buildings to “Complement the existing
predominant building heights of 3 to 8 storeys, with a potential for a new landmark
of up to a maximum of 16 storeys”, which has already been consented (The Purley
Baptist Church). A height of up to a maximum of 8 storeys is therefore policy
compliant on this site. The London Plan requires a design-led approach with
consideration of design options that respond to a site’s context and capacity for
growth. London Plan Policy D3 in particular emphasises the need for development
to enhance local context by delivering buildings and spaces that positively respond
to local distinctiveness. Officers have advised the developer that appropriate
building heights will need to be informed by consultation with the local community
who understand the local distinctiveness of their area, and that before submission
of the planning application they will need to demonstrate how they have listened
to and responded to the feedback from local residents, the Place Review Panel,
and the feedback and pre-application planning committee stage.



10.2 Most of the pre-app discussions have centred on finding a suitable massing and
layout for the site. As such, the articulation of the buildings is still at an early stage.

Massing, design and layout: Design Strateqy

10.3 The buildings can be divided into 4 elements (Buildings A-D) and range in height
from 4/5-storeys (Building A) to 12-storeys (Building D).

10.4 Notwithstanding the heights of the individual buildings, officers are generally
supportive of the current strategy to distribute lower heights towards the High
Street side of the site and gradually increase height towards Whytecliffe Road
South and Purley Station. Officers are also generally supportive of the layout of
the buildings within the site.

Building A

10.5 Building A is 4/5-storeys tall and is sited on the High Street, it would feature a
commercial use on the ground floor and circa 24 age-restricted units within the
upper floors above. The mass, scale and siting must reflect the roofscape and
pattern of development of the High Street. For this building the applicant must
further consider how this block stitches into the High Street fabric through the
development of its form and architectural approach.

10.6 A less rectangular form could provide a better response to the adjacent public
space either by being pivoted at an angle or introducing chamfers to draw people
into the site from Brighton Road. The architectural approach for this block has the
potential to provide a bold response to the High Street as set out by the PRP.

Building B

10.7 There would be a podium over two floors with a mezzanine level within part of it,
which would span from the back of the public square to Whytecliffe Road South.
It would contain the leisure centre and car parking over the lower and mezzanine
levels, and restaurant, bistro and amenity facilities for the ‘later living’ component
on the upper level. The main access to the leisure centre would be off the public
square. Building B would sit above this and combined with the podium would be
8/9-storeys high and would contain the care and assisted living units (circa 100 in
total).

10.8 Officers are concerned that the scale of Building B — both in terms of the height
and the bulkiness of the massing is problematic as experienced from various
contextual views.

10.9 Officers note that this part of the site is centrally located and has the lowest visual
impact on the surroundings (compared to buildings A, C and D which face existing
roads). It is therefore appropriate to exercise some flexibility and a mansion-block
typology may be appropriate to reflect the town centre’s character. Officers have
suggested the applicant considers breaking up the massing into smaller
components to introduce a more human scale and reducing the size of the building
if possible. This would provide more opportunity for double aspect across these
blocks, as well as increasing daylight/sunlight.



10.10 There are also some concerns that Building B merges with Building D, which
currently is neither a continuation of the mansion block typology, nor a standalone
landmark building. Separating these buildings (at least visually) would allow for
Building D to appear slenderer by giving it breathing space, and also as a landmark
that is distinct from the other blocks on the site.

Buildings C and D

10.11 Buildings C and D would front Whytecliffe Road South and sit above the podium.
At ground floor they would contain the main entrance to the ‘later living’
development, the aforementioned bistro and other amenities for the ‘later living’
development. There would be circa 120 age-restricted units within the upper floors
above. Building C would be 8-storeys high, which is similar to the proposed 9-
storey development opposite currently under consideration.

10.12 Building D at 12-storeys is not currently policy compliant, as it would be a tall
building, exceeding the 8-storeys described in the Local Plan, and would create a
very prominent building. Based upon the design development to date, officers are
not convinced that this height is appropriate.

10.13 However, were this height to continue being pursued then the architecture would
need to be exemplar, and the policy breach and townscape impacts would then
need to be weighed against the public benefits of the proposal. There are
significant public benefits to the proposal (notably the provision of a new leisure
centre, public route through the site, a public square, additional housing and
removal of existing unattractive buildings), which can help justify a building taller
than the upper policy limit of 8-storeys, but this would require exemplar design.

10.14 Officers have concerns the Whytecliffe Road South elevation across Buildings C
and D will appear as a monolithic wall. The architectural approach to both these
buildings must seek to address this. A less rectangular footprint could help to
distinguish Building D from the others and create a more slender appearance.

10.15 Reference should be made to the development proposal opposite on Whytecliffe
Road South, in particular the significant articulation and modelling to the
elevations, to ensure that the development reflects both the existing and emerging
character.

10.16 Officers note that these buildings are currently still at “concept” stage and that
the architectural team will be designing the look and feel of the buildings following
public consultation, and feedback from the Planning Committee.

Heritage

10.17 The site does not lie within a Conservation Area and the nearest is The Webb
Estate and Upper Woodcote Village Conservation Area (approximately 500m to
the west). The Grade Il listed Purley United Reform Church is located
approximately 75m to the north of the site (on the opposite side of Brighton Road).

10.18 Any harm to the setting of these designated heritage assets would be classed by
the NPPF as “less-than-substantial harm” and would need to be weighed against
the public benefits of the proposal.



10.19 In terms of non-designated heritage assets, the adjacent and opposite buildings

on High Street fall within a Local Heritage Area, with a number of locally listed
buildings (inc. nos. 1-13 High Street and Purley Station) in the vicinity. The
proposal should be designed to avoid harm to the setting of these buildings, and
if negatively affected a balanced judgement will be required having regard to the
scale of any harm or loss and the significance of the heritage asset.

Public Realm and Ground Floor Strateqgy

10.20 The proposals have a public route through the site and an area of public realm

within the middle. Officers are broadly supportive of the siting of the buildings,
public route through the site and the public square.

10.21 The public route is direct, has limited blind corners and affords a clear sightline

from Whytecliffe Road South to the proposed square. That said, the pedestrian
experience walking alongside the podium needs further refinement to ensure there
is sufficient activity at ground floor level, overlooking from upper floors and that it
is not experienced as a continuous linear wall.

10.22 Building A should be set back from the street, to improve the visibility of the

square as you approach from the north. Officers are encouraging the applicant to
continue to explore ways of making the square as legible as possible.

10.23 The public square will be the gateway to the leisure centre creating a befitting

setting for this facility. It has the potential to become the focal point of the town
centre and used for a range of activities. Officers are generally supportive of its
size, it neither being too large that it becomes vacuous or too small that it is
impractical. The applicant has demonstrated that it can accommodate a small
market and events. They have also explored the potential of pulling the square
into the High Street to create an expanded public realm. However, a larger square
would be preferred as it would allow for a more flexible mix of uses.

10.24 Two servicing routes are proposed side-by-side on Whytecliffe Road South, one

11.
11.1

11.2

to serve the basement car park and the other the secondary servicing entrance at
the rear of the site. Officers have raised concern that having two servicing routes
next to each other would not be a pleasant pedestrian experience or safe for
highways users. There would be a small servicing courtyard behind Block B.
Officers have raised some concerns that there is no ground level private amenity
space for the retirement village, and have suggested that this space could be used
as a garden, with access and servicing provided in different ways across the site.

QUALITY OF ACCOMMODATION

The current proposal is to provide circa 246 ‘later living’ units. The main entrance
to these would be off Whytecliffe Road South with a secondary entrance at the
rear of Buildings B and C. The age-restricted units would be served by two cores
(four lifts), and the assisted living and care units by two cores (three lifts).

Officers and the PRP have challenged the applicant to maximise dual aspect
homes. At present very few of the units are dual aspect, with some just having an
enhanced aspect through the use of recessed balconies. There are concerns with
overheating to some units and a lack of sunlight to others. Some of the rear units
would also experience poor outlook back onto the development, with there also
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some potential for mutual overlooking.. As yet no information on internal daylight
levels has been provided.

The applicants have submitted typical floor plans for each of the tenure types to
demonstrate how they would meet the needs of the intended occupants. The age
restricted units are predominantly one-bedroom, with a typical unit 5sq.m above
the minimum standard at 55sg.m, which affords a small additional separate space
for activities. They would have a private balcony and also access to a range of
amenity spaces. The assisted living units are studios, with a typical unit 5sq.m
above the minimum standard at 42sq.m. They would have a private balcony and
also access to a range of amenity spaces. The care suites would be 28sq.m in
size and be fitted with integrated equipment and technology. The applicant has
also provided details of features that would assist in ‘later living’. Minimum floor
areas (London Plan and National Standards) must be achieved, and private
amenity space must meet the minimum required size relevant to the unit.

The proposed amenity spaces include a residents lounge on the ground floor, and
communal roof terraces at upper levels. In addition, the ground floor would contain
a publicly accessible bistro, restaurant and spa. The care suites and assisted living
units would also have access to dining and lounge areas on each floor.

Officers and the PRP have pushed the applicants to provide a private amenity
space at ground floor level for the occupants, in addition to the communal terraces.
This would afford the occupants a calmer and more secluded outdoor space in
comparison to the terraces. Presently the only area with the potential to
accommodate such a space is at the rear of the site (behind Buildings B and C),
which is currently identified as a service area. In discussions the applicant has
suggested this could be used as a combined servicing/access/amenity area.
However, Officers do not think this would create a satisfactory private amenity
environment when the purposes of the space would be for quiet and clam.

IMPACT ON ADJOINING OCCUPIERS LIVING CONDITIONS

As yet no information on daylight/sunlight and overshadowing levels has been
provided, although officers understand that the applicants are now undertaking
this analysis.

Officers would expect a minimum separation of 18-21m between directly facing
habitable room windows on main rear elevations to be achieved. This can be less
for an across-street relationship.

As the mass and layouts are yet to be fixed the relationships with neighbour
properties have yet to be fully established. However, from the information provided
Officers note that Woburn Avenue and the flats within the development at nos. 53-
59 Whytecliffe Road South are likely to be most sensitive to the proposals. There
are also houses on Woburn Avenue which are currently overshadowed by the
existing car park, and the applicant will be required to minimise any additional
harm to those homes.

AFFORDABLE HOUSING

London Plan Policy H13 requires specialist older persons housing to deliver
affordable housing in accordance with policies H4 and H5. London Plan policy H5
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specifies that developments on public sector land are expected to provide at least
50 per cent affordable housing to follow the Fast Track Route.

CLP 2018 policy SP2.5 requires a minimum of 15% of the proposed units to be
affordable housing.

The applicants have submitted a financial viability assessment brief that suggests
that the scheme is not viable to deliver any affordable housing. A high-level
independent review of this document has been undertaken by Carter Jonas who
have explained that:

“In summary, at this stage we wouldn’t necessarily agree with the conclusions of
the Briefing Note that the scheme cannot deliver any affordable housing.

This is primarily due to our view that the Benchmark Land Value appears to be
significantly over-stated.

A review of the full FVA in due course will determine whether the scheme can
deliver any affordable housing.”

It is noted that part of the proposal includes delivery of a leisure centre, and
depending on the details of the proposal, the construction of a new leisure centre
and letting to the Council at a peppercorn rent would weigh significantly against
the viability of delivering affordable housing but may comprise a significant public
benefit.

Officers will seek to secure the maximum level of affordable housing deliverable
on the scheme. In all likelihood the scheme will need to be viability tested (on the
basis it will not meet 50% on-site to be eligible for fast-track). Whilst a retirement
village may not always be suited to first time buyers, the applicant will be asked to
explore affordable housing options which are suited to the type of housing
proposed (for example, older people’s shared ownership, discount market sale,
and discount market rent). At present the offer of zero affordable housing would
weigh against the proposal.

OTHER MATTERS

The applicant is aware of the requirements in relation to carbon reductions,
sustainability, microclimate, urban greening, biodiversity, air quality,
contamination, SuDS, flood risk, fire safety, employment opportunities, public art
(the earlier that this is considered the more holistically it can be integrated with the
architectural and landscape designs), health impact and secure by design.

The roads around the site fall within Purley controlled parking zone and the site
currently provides a multi-storey public car park (the reduction of car parking
spaces to which is discussed earlier).

The site is situated in an area with a very good public transport accessibility level
of 5 and is within a very short walk of Purley Train Station.

Given the sites highly accessible location the scheme would be expected to be car
free, with the exception of blue badge parking within the site in line with London



Plan and Local Plan policy. 35 car parking spaces are proposed for the ‘later living’
component, of which 11 bays would be for operational needs and 24 blue badge
spaces (12% of the combined age restricted and assisted living units - 10% if care
units are also included). This slight over provision, plus the amount required for
operational needs will need to be justified. The applicants have been encouraged
to explore providing a car cub space.

14.5 The applicants have confirmed that Cycle parking will be provided in accordance
with the London Plan, with the London Cycle Design Standards adhered to as far
as practical. The leisure centre would require 23 short-stay spaces, which should
be integrated into the built form.

14.6 Four access points for servicing the development are presently proposed. The
existing access route from High Street would connect to the lower-level loading
bay to service the bin store for Buildings B-D. There would also be servicing to the
bin store for Building A from Woburn Avenue. There would be two access point on
Whytecliffe Road South, one to the basement level car park and another to reach
the rear service area and secondary entrance.

14.7 These matters will be given detailed consideration as the scheme evolves.

15. MITIGATION AND PLANNING OBLIGATIONS

15.1 At this stage it is envisaged that planning obligations will be required to mitigate
the impacts. Discussions are forthcoming in relation to the Heads of Terms, but it
is anticipated that these would include the following (this is not an exhaustive list):

Affordable Housing (on-site)

Affordable housing review mechanisms (early and late stage)
Employment and training contributions and obligations (construction/
operational)

Air Quality contribution

Zero carbon offset (if required)

Sustainable transport contributions (to include cycling enhancements)
Car parking permit restrictions

Car club provision and membership

Travel Plan

Transport for London contributions (if required)

Public realm delivery and maintenance

Street tree provision and maintenance (if required)

Highway works

Wind mitigation (if required)

Retention of scheme architects (if required)

Relevant monitoring fees



16. SPECIFIC FEEDBACK REQUESTED

16.1 In view of the above, and given that the proposal is at concept stage, it is
suggested Members focus on the following issues:

Land Use

1. Is the proposed balance of uses (parking, commercial, leisure centre,
housing, care home, and open space) appropriate?
2. Is the proposed accommodation of suitable size, type and quality?

Design

3. Are the distribution of buildings and massing across the site acceptable,
and is the principle of a tall building (up to 12 storeys) appropriate and
justified given the scheme’s benefits?

4. Is the quality of the public realm suitable for this location?

Affordable Housing

5. To what extent would the lack of affordable housing provision be justified
by the benefits of the proposal?



APPENDIX A: PLACE REVIEW PANEL FEEDBACK
An earlier iteration of the scheme was presented to the Council’'s Place Review Panel

on 18t May 2023. The scheme is expected to be taken back for a second PRP or Design
Review Panel (DRP) review before the planning application is submitted.

General Comments

e The combination of a new leisure centre with housing is a great concept. Positive
about including the three different types of living and care.

e Applicant should strive for an affordable element to be included in the scheme.

e The scheme needs to create joy and a reason for people to want to move there,
which is not currently apparent.

e Should think about how technology will be integrated, and to consider flexibility to
enable people to live there for as long as possible.

e 38 parking spaces for ‘later living’ seems small, as research indicates older people
tend to hold onto their cars.

e Consider what the local needs are and how the scheme can benefit local people,
making it more of a local asset.

Landscape, Amenity, and Public Realm

e Need to consider how the scheme benefits and serves the High Street, and how
the commercial unit will contribute.

e The route through the site and square meet the functional requirements that
address public spaces, but lacks an idea of the atmosphere, the role in the town
centre, and a sense of what it feels like through an easily understandable concept.

e The quality of landscape design will be very important and should lead the
development of the scheme a bit more. The opportunities that the 6.2m level
change across the site affords should be maximised.

e Should consider setting back buildings and widening pavements to allow greater
opportunities for street tree planting.

e Public realm needs to be more than a transition space. Layout needs a clear
distinction of who ‘owns’ and occupies the various parts of the public realm.

e Consider all edges and facades as important since the whole public realm is public
facing. Important for the ground floor to be treated well.

e Private areas should be provided, including at ground floor, even if these are
largely in shade.

e Rooftop amenity needs careful design — People can be sensitive to wind and direct
sunlight.

Massing and Design

e Concern the tallest block could create a dark and tight public realm. Encourage a
more generous pavement here.

e Mixed views about the overall proposed heights, with one member raising
concerns that 8 storeys would be relatively tall for the area and that anything over
this may not be acceptable, and another stating that up to 14 storeys may be
acceptable as a point-block with exceptional design quality.

e General agreement that there needs to be a strong good case even for 8-storeys.
Anything above 8-storeys needs to be exceptional in design quality to justify itself,
and any taller buildings require a higher architectural quality threshold.



As yet, the presented architectural proposals are not sufficiently developed.
Concerns were raised regarding the bulkiness of the buildings. At present, the
development gives a sense of a mega-structure i.e., one big, joined structure with
the same very wide depth. Suggested exploring how the design can be pushed
and pulled to achieve architectural articulation.

Internal spaces need good daylight, which may be difficult given the depth of the
buildings. Concerned with lack of daylight/sunlight to nursing environment and
noted this could potentially be addressed through having two aspects.

Presently the architectural design does not know what it is, whether it is part of the
street or part of a new scheme. The design needs to relate to, but not mimic the
context.

The entrance towards the public space and the leisure centre from High Street is
not visible, and whilst organisationally in the right place, it must be clear and legible
(if not necessarily completely visible). The entrance needs to better announce
itself, as the swimming pool is a major public asset. Suggested having special
landscaping and/or decreasing the depth of the public space and kinking back the
facade of Building A to invite you around the corner.

The roof form along High Street should take a simpler approach that is bold and
detailed really well.

Uses

Applicant is encouraged to think about the types of commercial uses without
speculating about the lifestyle that people want. For example, rather than a bistro,
flexibility is encouraged and there could be a bookshop or vegetable shop.
Questioned what would happen if the offer to older people is not commercially
successful and what the scheme might then become.

Summary

The Panel are supportive of much of the scheme’s strategy, including the mix of
uses; however, there were concerns regarding the massing and design and the
lack of a strong landscape story and contribution to High Street. In summary, the
Panel strongly recommends the Applicant to:

Consider the whole fagade as important;

Ensure the architectural approach is high quality to justify greater massing and
height, and create an attractive place of joy with sufficient daylight and direct
sunlight;

Consider breaking up the mass to avoid the megastructure nature of the current
development;

Confirm through a high-level viability study that the refurbishment of the existing
leisure centre is not possible;

Refine the landscape strategy to create a strong story that also contributes to the
public realm in the surrounding streets and in particular the high street;

Consider an affordable element of accommodation;

And further understand the local needs in terms of what the commercial units may
be and the amount of parking spaces.



Overall the panel felt that the proposal offers an opportunity for an exciting, regenerative
mixed use scheme which provides a blueprint for older peoples accommodation in a
sustainable setting, whilst regenerating the town centre and offering new facilities for
local people. The panel considered that this would only be successful if well-executed,
and the size of the scheme brings risks in terms of design quality. The Panel expressed
a desire to see the revised scheme following public consultation, and feedback from the
planning committee.
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