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Development Management      FAO Case Officer: Mr N Pearce 
Planning and Strategic Transport 
Place Department, 6th Floor, Zone A 
Bernard Weatherill House 
8 Mint Walk 
Croydon 
CRO 1EA 
 
11th April 2021        Ref 21/01273/OUT 
 
 
Dear Mr Pearce 
 
Re: Proposed development at 50 Welcomes Road CR8 5HD: Demolition of a single-family dwelling house 
and erection of 3-storey block and two 2-storey houses (5x 3-bed, 3x 2-bed) with associated parking 
refuse and cycle storage. 
 
The Welcomes and Uplands Road Association (WURA), which has a membership of over 230 households, is 
responsible for the privately maintained and insured roads in the area and is the ‘street authority’ with 
legitimate concerns about the impact of new developments on those roads, the impact on the environment 
and the safety of all road users, particularly pedestrians and cyclists on these designated footpaths, and the 
amenity of WURA members.  
 
We are hopeful that recent refusals for similarly intensive proposals mean that proper consideration is now 
being given to the cumulative effect of all the recent applications for overdevelopment.   
 
Looking at this proposal, there is a complete sense of déjà vu having seen the virtually identical proposal 
made for 46 Welcomes Road made by the same agents.  In its own right, it therefore suffers from exactly 
the same fundamental flaws, including the safety implications for access to the properties at the rear of the 
site.  Taken in tandem with the existing application, it is even worse, as no account is taken by the agent for 
the combined effects of their own proposals on the environment or infrastructure of the increased vehicles 
and pedestrians in the area from two substantial developments so close to each other. 
 
WURA OBJECTS to this new application and requests that it be REFUSED on the following grounds: 
 
 
1. Poor Access to the Back Section of the Site : Safety Implications 
 
Our understanding from the latest Building Regulations (Fire Safety 2019 edition with 2020 amendments, 
Section 13) that there should be access to within 45m of all points within a house which means that the fire 
appliance would need to approach using the access drive along the side of the block of flats.  The minimum 
width required for fire engine access is 3.7m and according to the site plan the drive is simply not that wide 
– it looks to be barely 2.3m wide down the side of the apartments.  Dead-end access routes longer than 
20m also require turning facilities, clearly not possible here if there is anything parked in the visitor bays.   
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The drive to the houses at the back of the site is extremely narrow as well as being close to the boundary 
with the adjacent property. 
 
The drive is also insufficient to allow for safe passing of two cars.  The size of many cars these days means 
that it would not allow a car to pass a pedestrian as there are no refuge area pedestrians.  Given the bends 
at either end of the driveway it is possible that motorists might encounter each other and one or other will 
need to reverse to resolve the conflict.  Again, this is a significant danger to pedestrians.  
 
2. Waste Management 
 
The bins for the flats are located in a room near the front door – it is not clear whether the intention is to 
have 18 wheelie bins or to use Eurobins.  No provision is made for the bins to be available kerbside and this 
would mean dangerous roadside clutter just where there is poor visibility due to the curve on Welcomes 
Road.  If there is a disabled car that overhangs the footpath it will be very difficult to manoeuvre the 
Eurobins or wheelie bins past the parked cars without risk of damage. 
 
The bin space provided for the houses at the back is completely inaccessible by bin lorries despite being 
labelled as a collection point.  The Council bin lorry at 2.6m wide would need to navigate the 2.3m wide 
driveway to collect the bins.  The Council bin lorry would then need to reverse out of the driveway.  The 
alternatives are equally unacceptable: 
 

1) The Council bin lorry remain parked on Welcomes Road whilst the collection staff walk 33m to the 
bin collection point, collect the bins, empty the bins into the waiting lorry and then return the 
empty bins to the bin collection point. 

2) The residents of the rear dwellings re-locate the bins from the collection point to a position near 
the road for collection.  But there is nowhere to place the bins where they will not be in the way 
and therefore cause danger. 

 
The proposal therefore does not provide adequate and accessible refuse storage. The application conflicts 
with policy DM13.1 of the Croydon Local Plan 2018. 
 
3. Overdevelopment and Intrusion 
 
The height of the land to the rear of this plot indicated by the need for 1.5m retaining walls plus 1.5m 
hedging means that the houses at the back will be completely dominant of their immediate neighbours and 
indeed the outdoor space at the back of the flats, giving no privacy to those residents. 
 
The street scene shows how dominant the front block looks in comparison to its neighbouring bungalows.  
There is no real indication of the relative roof heights.  It states those neighbours have no side windows yet 
the proposal includes 2nd story windows in the side elevations of both the houses and the flats which will 
directly overlook the neighbouring properties. 
 
Given that among the reasons for rejecting the application at 37 and the previous application for 52 
Welcomes Road was that “the development would be detrimental to the amenities of the occupiers of the 
neighbouring properties by reason of its mass, design and siting resulting in increased visual intrusion, sense 
of enclosure, and loss of privacy, and would thereby conflict with Policies DM10 of the Croydon Local Plan  
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2018, Suburban Design Guide SPD 2019, and 6.12 and 6.13 of the London Plan”, we believe very strongly 
that the same ruling should be made for this proposal. 
 
All the problems identified in the other sections of this objection are symptomatic of overdevelopment on a 
plot which is simply not capable of supporting this density of build, resulting in a poor quality environment 
for all the residents. 
 
4. Poor Parking Design and Poor Access to the Flats 
 
There is no swept path analysis for the parking layout and it certainly not clear how cars parked in the bays 
nearest the road can get to or from those spaces without multiple manoeuvres immediately across the 
access to the road, a very risky situation.  The three bays on the northern side have very little space for 
turning.  It is likely that any cars using either parking area for the flats will reverse as a matter of necessity 
and use the parking area entrance as a turning point.  This would have specific concerns in terms of 
pedestrian safety at the front of the proposed building amplified by the very poor visibility of cars coming 
along the side access road for those bays in the southern area.   Reversing from the southern bays has the 
added hazard of a low brick wall along the boundary. 
 
The disabled bays are significantly smaller than the recommended 3.6m wide which means the access path 
at the front of the flats will be blocked by vehicles parked in these bays.  They represent a token effort to 
tick a box for disabled access.  The narrower part of the footpath looks to be less than 1m wide, less than 
the minimal acceptable width of 1.2m and definitely insufficient for disabled use.  Any future occupants 
would need to accept that disabled car users will need to park such that they block a significant width of 
the already narrow foot path. 
 
The “visitor” parking bays are dangerously located at the curve of the drive and again have insufficient 
space around them to allow safe manoeuvring given that reversing will be necessary.  We also note that 
any visitor arriving at the site will be unable to see if a visitor parking bay is available unless they drive 
down the driveway.  If they then find the visitor bays occupied, they are likely to be left with no option 
except to reverse back along the very narrow driveway and reverse out onto Welcomes Road. 
 
5. Traffic Impact and The Environment 
 
The access statement acknowledges that the road is “narrow and is not standard 2 car width” but there is 
no reference to the fact that the access route is also public footpath and a shared space. Parking on a public 
footpath is illegal and there should be provision on site for delivery vehicles and other trades people. 
 
As with the other proposals in the area, the developer is targeting family residents with young children, by 
including play areas and 3-bed flats as well as the houses.  Such families need to get their young children 
safely to school, play groups and other activities.   
 
They will not be walking down the road to get the train or even the bus, it is too hazardous.  Welcomes 
Road is not a safe road/footpath for pedestrians at the best of times and certainly not for those with 
pushchairs and toddlers.  This will mean a significant knock-on effect on the number of car journeys made 
by the new residents and with no transport statement we believe the applicant has failed to demonstrate  
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that the development would propose suitable sustainable transport mitigation and would not harm 
highway safety, in conflict with policy DM30 of the Croydon Local Plan 2018 and Policy 6.13 of the 2016 
London Plan.”  
 
While we acknowledge that this is an Outline application, the ecological statement appears to be very 
broad brush, with a single visit being made at the extreme of the recommended period.   
 
 We believe insufficient information has been provided to demonstrate that the development would not 
result in unacceptable harm to protected species and habitats, contrary to policy 7.19 of the London Plan 
(2016) and policies SP7.4 and DM27 of the Croydon Local Plan (2018). 
 
The Government report, Living with Beauty, states the importance of a green environment and specifically, 
in Policy Proposition 6, that non-negotiable infrastructure includes green infrastructure.  This is not only for 
maintaining a pleasant environment for the residents, but more fundamentally is part of eradicating the 
UK’s net carbon contribution.  The green environment in areas such as Welcomes Road, with its mature 
trees, cannot be easily re-instated once destroyed by over-development. 
 
6. Cumulative Effect of Overdevelopment in the Area 
 
The cumulative impact of developing (let alone over developing) individually relatively small sites MUST be 
considered - “these include the consequences for the special character of an area including green cover and 
tree canopies, for health and social infrastructure and for transport”. 
 
The Planning and Access Statement makes reference to the already approved proposals on Welcomes Road 
as if this is a ‘good thing’.  However, it only goes to show how important it is that the proper allowance for 
the cumulative impact of all the developments which have already been accepted.  We make no apologies 
for repeating this information for all the current proposals and emphasise again that this application MUST 
be taken in its current context, which would mean around new 120 dwellings within Welcomes and 
Uplands Roads and its cul-de-sacs alone. 
 
Already approved : 

 No. 10 WR – 8 houses 

 No. 32 WR – 9 flats 

 No. 36 WR – initially 7, now 8 flats 

 No. 42 WR – 7 flats plus 2 houses 

 No. 56 WR – 9 flats 

 No. 57 WR – 7 flats 

 No. 60 WR – 7 flats plus 2 houses 

 No. 35 UR – 6 houses 

 No. 8 KC – 4 houses 

Applications pending : 

 No. 50 WR - 6 flats plus 2 houses (this 
proposal) 

 No. 46 WR - 6 flats plus 2 houses 

 No. 88 WR – 9 flats 

 No. 90 WR – 3 houses 

 No. 2 KC – 4 in-fill flats 

 No. 1 KC – 9 houses 
 

Applications under appeal : 

 No. 52 WR – 9 flats 
 

Given the lack of parking provision and even inadequate recycling storage at so many of these applications, 
Welcomes Road is looking at a future of being a car-lined public footpath with recycling bins arranged as a 
continuous barricade on collection day. 
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WURA are pleased to see the recent refusal at nearby 11 Hermitage Road included recognition of the 
“unacceptable impact on the highways network given the cumulative impact of the development. The 
increased pedestrian and vehicular movement … would compromise highways safety and there be contrary 
to the NPPF 2019, Policy 2.8 of the London Plan 2016, DM29 and DM30 of the Croydon Local Plan”.  This 
current application must be considered on the same basis. 
 
We note that the application for 52 Welcomes Road, immediately adjacent to this application, is under 
appeal following its rejection, with no new real information or improvements suggested as part of that 
appeal.    
 
We urge the Council to remember that while developers have the right of appeal, we, the neighbours 
directly impacted by such developments do not.  There is no debate about whether Kenley and Welcomes 
Road in particular have special character.  Welcomes Road, a designated footpath, was identified by 
Croydon as part of the Green Grid, giving access to Kenley Common and the Heritage site at the 
aerodrome.  Individual developers may not have to take into account the cumulative effect of multiple 
applications in such a small area, but the Council must take an overall view as part of its approval process, 
and enforce that decision to protect the area as required under Section 8 of the London Plan. 
 
The current developments have already had an impact on the Welcomes Road sewer with ongoing 
investigation work underway by Thames Water.   Verges and roadsides have been damaged by vehicles 
which are too large for the roads and road closures during deliveries and utilities work have impacted the 
surrounding roads in Kenley.  We are seeing more of the approved developments in the area becoming 
active which will only cause further disruption.  There has been no enforcement by the Council of the 
recommended routes for HGVs and Council staff have stated that there is no resource available to do so. 
 
WURA requests that the application be REFUSED. 
 
Yours sincerely 
 
 
 
 
Richard Russell      Colin Brown 
Secretary      Chairman 
 
Cc (by email): -  Nicola Townsend, Head of Development Management 

Jan Buttinger – Councillor 
Chris Philp - MP 
KENDRA 


