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LONDON BOROUGH OF BROMLEY

TOWN PLANNING
RENEWAL AND RECREATION DEPARTMENT

DELEGATED DECISION 
Application No : 24/00815/FULL2

24/00815/FULL2

Susanna 
Stevenson

London Electricity Board Depot
Churchfields Road
Beckenham

Description of Development

Full application for the temporary (5 years) change of use from SUI Generis formed of 
an electricity undertaker's depot to a dual use of Class B8 (to provide a scaffolding 
equipment storage/distribution yard) and SUI Generis retaining the existing electricity 
undertaker's depot. Installation of 2 no. single storey cabins and CCTV/lighting. 
Retrospective. AMENDED DESCRIPTION TO INCLUDE STRUCTURES AND 
ADDITIONAL INFORMATION RECEIVED 27/08/24

Proposal
 
Planning permission is sought for the change of use of land from sui generis use 
formed of an electricity undertaker's depot to a dual use of Class B8 (to provide a 
scaffolding equipment storage/distribution yard) and SUI Generis retaining the existing 
electricity undertaker's depot. The submission states that temporary planning 
permission is sought, for a period of 5 years.  The cover letter refers to the intended 
dual use of the site as an electricity undertaker's depot and vehicle service repair and 
MOT testing station (sui generis, existing) with the proposed Class B8 scaffolding yard 
use. 

The proposal includes the installation on the part of the site associated with the 
scaffolding yard of 2 no. single storey cabins and associated development. 

The application is retrospective. Part of the site has been partitioned, and the use by a 
scaffolding company, including storage of scaffolding equipment on racks and the 
installation of CCTV and amenity cabins, has already commenced. 

The application has been submitted with a site location plan which edges the entirety of 
the electricity undertaker's yard in red, with the access road leading from Churchfields 
Road being edged in blue (with plan annotation stating that the blue edged access 
comprises an easement for vehicle and pedestrian shared access to Churchfields 
Road). The submitted proposed ground floor plan is coloured to denote the part of the 
wider site which would be used as a scaffolding storage yard this being shaded and 
measuring approx. 1012 sqm, with an area to the west and to the north not indicated as 
being for use as a scaffolding yard.

During the course of the application the scope of the proposal was revised to include 
development undertaken on site - the construction of 2 no. large scaffolding storage 
bays with roofs above and which are open-sided, as well as the siting of 2 no. single 
storey cabins within the demarcated scaffolding yard area (it being noted that separate 
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containers appear to have been positioned within the LEB land). CCTV systems and 
floodlighting have also been installed. 

The submitted information on the application form refers to intended hours of operation 
as being 0600 - 1600 on Monday to Saturday, with the site accommodating the 
equivalent of 7 full-time employees. The Transport Statement however refers to 
proposed trip generation in the period 0700 - 0800 and 1600 - 1700.

The application has been submitted with the following supporting documents:

o Covering letter
o Flood Risk Assessment
o Site images (CCTV)
o Transport Statement (and subsequent Transport Letter)
o Noise Impact Assessment (and subsequent response to comments)

Site location and key constraints

The application site lies to the east of the London Borough of Bromley Churchfields 
Road Reuse and Recycling Centre, to south of the Churchfields Recreation Ground and 
to the north of the Maberley Road Playing Field (each of which comprise areas of Urban 
Open Space). To the west of the site, beyond the nominally separate land which has 
been excluded from the red line site area and on the other side of the Chaffinch Brook 
is the site of Churchfields Primary School.
To the east of the application site is a railway line, beyond which lie the rear gardens of 
dwellings fronting Clockhouse Road. 
The site is accessed via a two-way but reasonably narrow access road which is gated 
at the entrance to Churchfields Road and which serves the existing recycling centre and 
the LEB sui generis site. 

The site lies within Flood Zone 2 and the north western boundary of it lies adjacent to 
the Chaffinch Brook. 

Comments from local residents and groups

Local residents were notified of the application and a significant number of objections 
were submitted, in respect of the application as originally submitted and again following 
the submission of additional information by the applicant:

The comments received are summarised as follows:

Traffic, highways and highways safety

o The traffic along Churchfields Road is already terrible at weekends because of 
the LBB waste/refuse site. 
o Concern over long lorries negotiating the bend in Beck Lane
o Traffic frequently queues along the residential road and proposal will add to 
congestion
o There are frequently stationary cars along Churchfields Road and overspill traffic 
relating to vehicles waiting to access the LBB site
o Scaffolding lorries are large/long and there will be difficulty manoeuvring/co-
existing with the stationary traffic associated with the LBB site as well as parked 
vehicles associated with the primary school
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o The access would be via the public access to the recycling centre which was 
designed for cars, evidenced by larger vehicles associated with the refuse site being via 
the bell-mouth junction
o Vehicles would need to be on the wrong side of the road to turn left in the access
o Difficulty turning right at junction of Elmers End Road and Beck Lane, and right 
at Churchfields Road and Beckenham Road will be compounded by additional 
vans/lorries needing access to the site.
o Site is near a school which has no crossing patrol and it is unsafe to introduce 
more traffic onto the road
o The road/pavement is already difficult to navigate as a pedestrian and the road is 
narrow
o Will impact on the operation of the LBB recycling/waste site
o No one to enforce the hours of use/access - increased heavy goods vehicles will 
threaten pedestrian safety, particularly children
o During school pick-up and drop-off times the road is congested and difficult to 
navigate by car
o Lack of evidence to corroborate assertion that the worst-case scenario would be 
a total of 20 vehicular trips per day (10 vehicles, each making one trip to and one trip 
from the site) - proposal may underestimate the number of daily traffic movements
o Limited detail within the transport statement regarding the type of vehicles used - 
the statement indicates 10m long rigid trucks but 16.5m long articulated lorries have 
been seen accessing the site without a banksman
o Transport statement does not explain how 
o The Transport statement states that 54% of staff will arrive by car, while 
acknowledging that the site has a relatively low level of public transport accessibility 
and no new cycle storage proposed.
o Unfettered availability of car parking combined with poor PTAL suggests that the 
statement underestimates the vehicle trips by on-site employees
o Working hours of 0600- 1600 are referred to, but the statement does not provide 
the expected profile of trips over the day and while the closing time may mean vehicles 
would avoid the 1700 - 1800 "peak" time this does not acknowledge the school pick up 
time (1510 - 15.30 approx)
o Impact of congestion on the bus route - buses are frequently delayed by 
congestion
o Narrow entrance of the access to the tip is unsuitable for additional large/heavy 
vehicles to use - large vehicles cannot always turn into the site in one go, and 
sometimes take several attempts
o Information provided does not take into account the pre and after school clubs 
taking place at the primary school
o Chronic traffic congestion has led to instances of vehicles mounting pavements

Impact on visual amenity

o Would be an eyesore for residents

Noise, disturbance and pollution

o Additional traffic will worsen air pollution in a residential area and where young 
children spend a lot of time
o Air quality is already poor, with particulates generated by the recycling centre, 
and the proposal will lead to increased pollution associated with diesel fumes
o Would be contrary to Mayor's Air Quality Neutral Action Plan
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o Idling vehicles, waiting to enter the waste site, or lorries associated with the 
scaffolding yard waiting having arrived before opening or during peak periods, harmful 
to health
o Acoustic information does not take into account the noise associated with idling trucks 
relative to the early morning background noise
o  Unclear precisely how a palletised system would work and be quieter than 
loading/unloading by hand
o What noise is generated by the forklift trucks?
o Manual unloading has been observed and includes work undertaken in the evening, 
well outside of indicated hours of operation
o Proposal will lead to increased noise - other than the recycling centre which itself 
should be in a commercial/industrial area, the surroundings are largely residential and 
comprise a quiet neighbourhood. 
o Noise generated by the site will be unacceptable within the residential area and 
close to houses
o Vibration associated with heavy vehicles and deteriorating road condition
o Noise pollution associated with scaffolding bars being loaded/unloaded - to 
public open spaces as well as residential dwellings
o The use has been operating on Sunday mornings as well as other times outside 
of the scope of the application
o Hours of operation are too long, and noise levels on weekends of concern

Other matters

o Site is better suited for an industrial estate
o Concern that will attract anti-social behaviour
o Concern that the application has been submitted retrospectively
o Environmental impact
o Application brings no benefit to the local community
o If permitted there would have to be stringent conditions aimed at mitigating the 
adverse effects of the use
o The land could be put to better uses that would benefit the local community

Comments in support of the proposals were received and these are summarised:

o Essential that the site remains in industrial use and is not released for housing
o In favour of the business operating from the yard as otherwise it would be used 
for fly tipping

Separate comments were received from the operators of the adjacent Reuse and 
Recycling Centre (RRC)/London Borough of Bromley which are as follows:

"Churchfields Reuse and Recycling Centre (RRC) is for the use by Bromley residents to 
dispose of household waste materials, accessed via a private LBB owned approach 
road leading off Churchfields Road running to the north of the facility.

Churchfields RRC is a busy site with up to 500 visits per day by member of the public 
using cars, and a small number of visits by members of the public on foot. Commercial 
waste customers access the site from a separate entrance to the northwest of the site. 

The approach road is two-way, with an entrance and an exit to the RRC within the road.
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It is not un-common for the approach road to be full of vehicles waiting to enter the 
RRC, and this queue of traffic can, at busy times, extend out onto the public highway 
itself, namely Churchfields Road. 

The RRC is not subject to any control of customer volumes such as a booking system 
or other similar measures. We do ask that residents visit our web site and make use of 
the site 'queue cams' which stream live CCTV from two cameras showing the junction 
of Churchfields Road and the approach road itself. 

As officers responsible for the operations of the site in partnership with the council's 
service provider Veolia, we are concerned with any intensification of the use of the 
approach road. Any vehicles wishing to access the LEB land would be required to wait 
in line with any queueing traffic onto the RRC as the access track cannot accommodate 
more than two-way traffic. This will have the potential to increase instances of traffic 
building up in Churchfields Road.

It must be noted that an LBB Officer has witnessed vehicles entering the LEB site 
driving the wrong way down the approach road, avoiding traffic queuing for the RRC. 

The developer is requested to demonstrate that a 13/18t rigid vehicle can safely enter 
and exit the LEB site whilst there are vehicles accessing and exiting the RRC along the 
approach road, and that the swept path analysis provided suggests they could not. 
 
Members of the public entering the RRC on foot do so by using a walkway to the side of 
the approach road. This walkway is not barriered or kerbed and the addition of heavy 
goods vehicles accessing the LEB site would raise health and safety concerns with the 
vehicles potentially coming into conflict with pedestrians. 

As highlighted in the Transport Statement submitted, this walkway does not lead all the 
way down to the LEB land and it is noted that 42% of the scaffold business's staff would 
either be travelling via public transport or as a pedestrian, all of which would require 
safe access to the LEB site. Currently, anyone wishing to access the yard by foot would 
need to cross the exit and entrance of the RRC, neither of which are marked.

The approach road to the RRC is gated at the junction with Churchfields Road which is 
currently opened and locked closed in line with the operating hours of the RRC as 
follows -

Monday to Friday 7am to 5:30pm
Saturday 7:30am to 4pm
Sunday 8am to 1pm

It is important that the gate is closed and locked to prevent unauthorised access to the 
RRC, vehicle incursion, fly-tipping of waste and potential vandalism/graffiti when the 
RRC is closed.

It is noted that it is proposed that the scaffolding yard within the LEB site is operational 
6am to 4pm. 
Churchfields RRC is provided by the Council for Bromley resident's under the EPA 
1990, section 51 as follows:
(1) It shall be the duty of each waste disposal authority to arrange —
(b) For places to be provided at which persons resident in its area may deposit their 
household waste and for the disposal of waste so deposited.
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(2) The arrangements made by a waste disposal authority under subsection (1) (b) 
above shall be such as to secure that—
(a) Each place is situated either within the area of the authority or so as to be 
reasonably accessible to persons resident in its area
(b) Each place is available for the deposit of waste at all reasonable times (including at 
least one period on the Saturday or following day of each week except a week in which 
the Saturday is 25th December or 1st January)
(c) Each place is available for the deposit of waste free of charge by persons resident in 
the area"
These comments were relayed to the agent for the application and a response provided 
(Transport Letter) which included the suggestion that a booking system could be 
introduced by LBB to better manage the impact of the RRC on the wider highway 
network and to be in line with the landowner (LBB) obligation to allow the owner right of 
way to and from its land at all times. Further comments received in response are 
summarised:

o The information provided does not change the Neighbourhood Management 
concerns regarding the proposals. 
o It is noted that the Transport Letter recommends that LBBromley introduce a 
booking system. In fact, a booking system is intended to be introduced to attempt to 
manage the closure of the Waldo Road RRC in early 2025, as a contingency measure 
to manage customer volumes at the Churchfields Road RRC during the implementation 
of the capital works programme at the Waldo Road RRC. 
o The booking system is not being implemented in response to the applicant's use 
of the adjacent site
o It is anticipated that when the booking system is brought in, slots will be fully 
booked during opening hours, as the operation of 2 public RRC sites is channelled into 
the Churchfields site. There will as a consequence be no lull in visits that is currently the 
case - as is referenced in the Transport Letter that notes that in the morning activity 
associated with the RRC is limited - with activity more likely through the middle of day 
and at weekends.

Comments from consultees

Drainage Officer: No comment.

UK Power Networks:

UKPN has a primary substation in the North East corner of the site, with cable and 
access rights over the northern section of the land in front of the primary substation. No 
objections to the proposal to date, although concerns have been voiced regarding the 
location of the scaffolding in close proximity to a live substation - all safety criteria and 
restrictions regarding UKPN access and cable rights and safe working around a primary 
substation has been provided to the leaseholder. As a company, UKPN will be 
monitoring the site to ensure that their access and cable rights are maintained.

Network Rail:

No objection raised. Information on Asset Protection Informatives for works in close 
proximity to Network Rail's Infrastructure provided. 

Bromley Biodiversity Partnership:
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Unclear whether there will be degradation of the biodiversity of the site. Trees may have 
been removed. If planning permission is granted conditions should be imposed to 
protect remaining trees from damage from activities on site, and replace any felled 
trees, to ensure no pollution to the bordering stream, lighting should avoid disturbance 
to bats. 

Temporary nature of the planning permission sought has been referred to as exempting 
the development from Biodiversity Net Gain Provisions which appears to be incorrect. 
[NB further information provided 23/08/24 stating that the development only proposes 
the site cabins and scaffolding structure, sited on existing hardstanding with no 
ecological value. Consider that the development would meet the criteria for exemption 
as it does not impact a priority habitat of more than 25 square metres or 5 metres of 
linear habitat.]

Environment Agency:
No objection to the proposed development subject to conditions requiring an 8m 
separation between stored materials and the outer edge of the Chaffinch Brook and 
requiring contamination to be addressed if discovered during the development. An 
informative is recommended in relation to the need for a Flood Risk Activity Permit.

Highways Officer: 

Initial comments are summarised:

Churchfields Road is a narrow road, and the site is located adjacent to a primary 
school. Furthermore, the development in is in an area with PTAL rate of 3 (on a scale of 
0 - 6b, where 6b is the most accessible). Access to the site is facilitated through a 
shared access track with the adjacent Recycling Centre. The track, approximately 6 
meters wide, connects to Churchfields Road in the north. While a pedestrian footway 
runs along most of its length, it does not extend into the site itself. Additionally, 
thermoplastic speed humps are in place to regulate vehicle speeds. From a road safety 
perspective, the accident data reveals that no personal injury accidents (PIAs) have 
been recorded at the junction where the site access intersects with Churchfields Road. 
Additionally, there have been no PIAs recorded within 200 meters of the site access.

Trip Generation Regarding staffing, the site is expected to employ a total of 7 people 
during working hours, which are approximately from 06:00 to 16:00. These off-site staff 
members will arrive at the site before their working day begins (around 07:00) and leave 
after 16:00 once the scaffolding-related work is completed. Mason Scaffolding plans to 
operate 10 vehicles from the site. 

Typically, each vehicle handles one job per day, although some may remain on-site 
throughout the day. Consequently, the maximum worst-case daily operational vehicle 
movements attributed to their business are expected to be 20 (10 departures in the 
morning and 10 arrivals in the evening). This level of activity is not likely to significantly 
impact the adjacent transport networks. Notably, it occurs outside the traditional 
morning and evening peak travel periods of 08:00-09:00 and 17:00-18:00. pick up times 
i.e., not between 8:00 and 9:00am and 2:30pm and 3:30pm. The hours of the operation 
should be conditioned to avoid overlapping with school drop-off and pick-up times, 
specifically between 8:00 and 9:00 am and 2:30 and 3:30 pm In conclusion- the trip 
attracting potential of the proposed development is not significant and will therefore not 
lead to a severe impact on the adjacent transport network. On this basis no objections 
were raised in regard to the impact on the adjacent transport network. A condition was 
recommended in the event that planning permission was granted to limit the number of 
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on-site staff and the hours of operation, to avoid overlapping with the school drop-off 
and pick-up times.

The applicant's agent submitted a Transport Letter having had regard to the local 
representations received and the concerns raised regarding the transport impacts of the 
development (received 23rd August) and additional comments were sought, and while 
the content of the letter were considered reasonable in terms of the approach taken in 
explaining the proposed/existing situation, the highways officer expressed some doubt 
regarding whether a condition restricting site entry/exit between 8am and 9am and 3pm 
to 4pm would be capable of being applied.  

The Highways Officer was also advised of the content of representations regarding the 
existing unauthorised use of the site and there being documentation of conflict between 
entrance and exit to/from the site during the peak hours referred to i.e. in relation to the 
adjacent school and the drop-off/pick-up times associated with it. It was confirmed that 
from a highways perspective that on the basis of the significant concerns over the road 
safety implications of the operation of the use relative to the proximity of the site to the 
local primary school it would be reasonable to request a safety audit, and it was also 
confirmed that the highways site visit was undertaken outside of the specific hours of 
particular concern to local residents. 

Environmental Health (Pollution):

Initial comments requested the submission of additional information/feedback 
regarding:

o the location of where the storage and loading of scaffolding would be 
undertaken, 
o the inclusion of neighbouring gardens in the noise assessment, 
o whether the company was operational during the unattended monitoring period, 
o what the background noise level between 6am and 8am along Clock House 
Road was, 
o what mitigation would be provided in relation to the correction for impulsivity 
(noting that the noise from loading activity would be likely to be clearly audible against 
the residual noise levels, and so a 6 dB(A) correction more reasonable
o Lack of intermittency - the nature of loading scaffold poles onto vehicles is 
unlikely to be continuous, whilst vehicles might be loaded more intensely at certain 
times of day, they will be free to loading and unload intermittently at any time of day as 
demand dictates. Suggested an intermittency correction should be applied.
o Uncertainty - further narrative is required in regards the relevance of levels 
measured at another scaffold site. How many vehicles an hour are loaded there? How 
are they loaded? How are they stored?
o What consideration has been given to LMAX levels?
o The assessment should consider noise from vehicles exiting the site early 
morning.
o Are reversing alarms used?

Additional information was provided on 23rd August 2024 comprising a response from 
the acousticians report intended to address the comments/queries received from the 
EHO, including with regards to garden noise.
Further comments from the EHO stated:
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1. In regards point 5, further detail is requested in regards the palletised loaded and 
unloading method, as I would need to be satisfied that such a method could be agreed 
as part of a noise management strategy for the site.
2. Point 9 recognises that the 32 tonne vehicle noise levels could produce LMAX 
impacts above WHO recommended levels at residential facades between the hours of 6 
and 7am. I advise this is considered further so that the extent of the impacts are fully 
understood (i.e. what are the current LMAX levels compared to the proposed with 
development scenario)

In response, the applicant's agent provided further information by email dated 13th 
September, stating that the applicant had confirmed:
"The majority of our equipment is loaded in either stillages or bundles to the bed of the 
lorry by forklift with boards placed on top also by forklift."
"The LAFmax are 77 dB(A) @ 10 m. The vehicle locations, within the site boundary are 
in excess of 40 m away from the residents and therefore the vehicle noise within the 
site boundary would not be expected to exceed LAFmax levels. It should be noted that 
it is outside the scope of BS 4142 to assess noise from vehicles on roads."

Final comments from a technical Environmental Health perspective raise objections to 
the proposals. Significant concerns continue to be raised by officers from an 
environmental health perspective regarding the potential impacts from the use. It is 
noted (by the EHO) that these concerns are supported by the evidence supplied by 
neighbouring residents. It is not considered that the handling of scaffold is something 
that could reasonably be controlled by way of condition to avoid adverse impact to 
neighbouring residents, and the issue of vehicles leaving the site during noise-sensitive 
hours has not been addressed. It is therefore recommended that planning permission 
be refused. 

Policy Context:

Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out that in 
considering and determining applications for planning permission the local planning 
authority must have regard to:
(a) the provisions of the development plan, so far as material to the application,
(b) any local finance considerations, so far as material to the application, and
(c) any other material considerations.

Section 38 (6) of the Planning and Compulsory Purchase Act (2004) makes it clear that 
any determination under the planning acts must be made in accordance with the 
development plan unless material considerations indicate otherwise.

The development plan for Bromley comprises The London Plan 2021 and The Bromley 
Local Plan 2019. The NPPF does not change the legal status of the development plan.

The application shall be determined in accordance with the following policies:

London Plan

GG2 Making the best use of land
GG5 Growing a good economy
D3 Optimising site potential through the design-led approach
D11 Safety, security and resilience to emergency
D13 Agent of change
D14 Noise
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E4 Land for industry, logistics and services to support London's economic function
E7 Industrial intensification, co-location and substitution
T3 Transport capacity, connectivity and safeguarding 
T6 Car parking 
T7 Deliveries, servicing, and construction

Bromley Local Plan

Policy 30 Parking
Policy 32 Road Safety
Policy 37 Design of New Development
Policy 83 Non-Designated Employment Land
Policy 119 Noise Pollution
Policy 120 Air Quality
Policy 122 Light Pollution
Policy 123 Sustainable Design and Construction 

Supplementary Planning Guidance

Urban Design SPD (Bromley 2023)

Planning History:

In 1992 planning permission was granted under reference 92/00337/FUL for the change 
of use from electricity undertakers depot to electricity undertakers depot and vehicle 
service repair and mot testing station

This grant of planning permission was subject to conditions, including that the hours of 
use of the site would not operate before 07.30 hours or after 17.30 hours on any day 
(condition 3 - imposed "in the interest of the amenities of the area") and the following:

"The servicing, testing, repairing and storing of vehicles on the application site hereby 
permitted shall be carried out only by London Electricity PLC" (condition 2 - imposed in 
order to "enable the Council to reconsider the situation in the event of a change of user 
in the interest of the amenities of the area").

The permission also required the cessation of the servicing, testing, repairing and 
storing of vehicles other than those owned by or belonging to London Electricity PLC on 
or before 1st May 1994, and the final condition (condition 4) required that the night 
trunking operation involving the use of 2 x 30 tonnes maximum length drawbar units 
would no longer collect or deliver to the application site outside the opening hours 
stipulated by condition 3. 

Under reference 13/01555/PLUD a certificate of lawfulness for remediation of 
contaminated land and removal of waste and contaminated material was granted. The 
site location plan submitted with the application was consistent with that submitted with 
this current application, annotated to indicate the similar cut-out area to the western 
corner of the site as being "area within site fence line but outside of national grid's 
ownership." 

Planning considerations

Land use
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The pre-existing use of the site as a sui generis statutory undertaker's depot is long-
established, and the planning history indicates that in 1992 planning permission was 
sought to expand the nature of the use to allow for the testing, repair and servicing of 
vehicles, with the decision making it quite clear that these additional operations on the 
site were to be inherently linked to the main use, these being ancillary to the main use 
of the site. It is unclear to what extent this ancillary use was ever implemented to any 
significant degree, notwithstanding that the conditions imposed on the permission 
cumulatively had the effect of controlling the intensity of the use of the site and 
preventing an unauthorised formation of a separate use for vehicle servicing, testing 
and repair unrelated to the main established use of the site. 

In 2001 it appears that demolition work had taken place over much of the site, although 
some buildings were at the time still standing. Subsequent planning records indicate 
that the removal of rubble/detritus associated with the demolition of buildings on the site 
was undertaken over a long period of time, including as recently as 2013 when a lawful 
development certificate was granted for the "remediation of contaminated land and 
removal of waste and contaminated material."

Until recently therefore, the use of the site has been a sui generis use with all activities 
on the site related to the statutory electricity provider's function. 

This application seeks the temporary (for a period of 5 years) use of the site as a Class 
B8 scaffolding storage yard. The application red line plan covers the entirety of the sui 
generis land associated with the London Electricity Board, rather than being confined to 
the specific area where the unauthorised B8 activities are currently operating without 
the benefit of planning permission. If planning permission was granted for the proposal 
it would be necessary either to condition the specific parts of the site to which the B8 
use must be confined, or to appreciate that the effect of a grant of permission would be 
to allow the whole of the wider site to be used as a scaffolding storage (B8) use and sui 
generis statutory undertakers depot. 

The application site lies within a predominantly residential area, although the site itself 
is acknowledged to form a long established non-residential site, as well as to be 
connected in terms of the main access from Churchfields Road with the nearby 
Borough waste site.

It is noted that the application seeks temporary planning permission, with the covering 
letter stating "the use will cease at the end of the temporary period and revert to the 
existing sui generis consent." Government guidance (Use of Planning Conditions) 
states in respect of temporary permissions that they may be appropriate where a "trial 
run" is required in order to assess the effect of development on an area, or where it is 
expected that planning circumstances will change in a particular way by the end of the 
period. It is also stated that "a temporary planning permission may also be appropriate 
to enable the temporary use of vacant land or buildings prior to any longer-term 
proposals coming forwards." It is considered rarely justifiable to grant a second 
temporary permission and there is no presumption that the granting of a temporary 
planning permission will lead to permanent planning permission. 

Policy 83 of the Bromley Local Plan states that proposals for the change of use or 
redevelopment of non-designated sites containing Class B uses for alternative 
employment generating uses will "normally be allowed provided that the amenity of any 
nearby residential areas is not detrimentally affected." Policy E7 of the London Plan 
states that development proposals should proactively encourage the intensification of 
businesses in use classes B1c, B2 and B8 "occupying all categories of industrial land" 
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through, in part, the introduction of small units. Mixed-use development proposals on 
non-designated industrial sites which co-locate industrial, storage or distribution 
floorspace with residential and/or other uses should meet a range of criteria including:

E7(D) 1) "The industrial and related activities on-site and in surrounding parts of the 
SIL, LSIS or Non-Designated Industrial Site are not compromised in terms of their 
continued efficient function, access and service arrangements and days/hours of 
operation noting that many businesses have 7-day/24-hour access and operational 
requirements."

Policy E4 relates to "Land for industry, logistics and services to support London's 
economic function" and includes at E4(D) that the retention/enhancement of additional 
industrial capacity should be prioritised in locations that are accessible to the strategic 
road network, as well as/or having potential for transport of goods by rail and/or water 
transport. 

Policy 37 of the Bromley Local Plan relates to the general design of development in 
includes a number of criteria that development will be expected to meet, dependent on 
the scope of the development applied for. It includes at Policy 37(e) that, inter alia, 
development should respect the amenity of occupiers of neighbouring buildings, 
providing healthy environments and ensuring amenities are not harmed by noise and 
disturbance, inadequate daylight, impact on privacy or overshadowing. 

It is noted that representations have been received submitted by the adjacent Council 
Reuse and Recycling Centre, expressing concern at the impact of the change of use on 
the operation of the waste site which is a statutory provision. It has been noted that 
vehicles accessing the site have used the "out" lane of traffic at times when cars have 
been queuing to access the recycling centre. Concern is also expressed regarding the 
implication that the management of the public access to the recycling centre should be 
altered to accommodate the proposed use. While there is stated intention to introduce a 
booking system for the public access to the centre to attempt to manage a large 
increase in demand for its use predicted as a consequence of capital works to be 
undertaken next year to the Borough's other waste/recycling centre at Waldo Road, this 
is anticipated to result in a more continuous use of the access road to serve the waste 
site rather than to serve the purpose of managing interactions between the scaffolding 
vehicles and public access to the waste site. 

The applicant has referred to an easement over the LBB owned access road which 
allows access at any time, but this is a private legal matter. It is noted that the existing 
sui generis use of the application site appears to have co-existed satisfactorily for a 
number of years, and that within the planning history of the site, where permission was 
granted for the introduction of servicing, testing and storage of vehicles the conditions 
on the permission were clearly framed to prevent an intensification of the use of the site 
and to avoid the use of the access road by large vehicles outside of the defined hours 
of operation (these being 07.30 - 17.30, as per the conditions imposed on that previous 
planning permission).

Impact on visual amenity

Policy 37 of the Bromley Local Plan relates to the general design of development and 
states that all development proposals will be expected to be of a high standard of 
design and layout. 
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It is not considered that the installation of the reasonably modestly-sized amenity cabins 
to provide staff accommodation during working hours has had a detrimental impact on 
the wider visual amenities of the area, taking into account the nature of the site, the 
significant boundary fencing and the location of the site relative to the neighbouring 
waste site and alongside the railway line, as well as in the context of the established 
use of the site and structures associated with the existing/authorised sui generis use of 
the site. 

The scaffolding racks are significantly large and high, and are not of any particular 
design quality in terms of their external appearance, but are considered consistent with 
and legible in the context of the wider use of the site. They have been sited with 
significant separation to the nearest residential dwellings and taking all of this into 
account it is not considered that the on-site structures and associated operational 
development is visually harmful or detrimental to the wider visual amenities of the area. 

Impact on residential amenity

Policy 37 of the Bromley Local Plan requires that development respect the amenity of 
occupiers of neighbouring buildings, providing healthy environments and ensuring they 
are not harmed by noise and disturbance. Policy 119 of the BLP relates to noise 
pollution and states that in order to minimise adverse impacts on noise sensitive 
receptors, proposed development likely to generate noise and or vibration will be 
required to be supported by a full noise/vibration assessment to identify issues and 
appropriate mitigation measures. Policy D14 of the London Plan states that 
development proposals should avoid adverse noise impacts on health and quality of 
life. 

The main issues in the assessment of the proposal with regards to its impact on 
residential amenity relate to the noise and disturbance associated with the use itself, as 
well as the hours during which the use would be operated, and any other material 
impact arising from the intensity of the use of the site and the paraphernalia/associated 
development. 

The impact of the use is not limited to the immediate surroundings of the site, but can 
also reasonably be considered in relation to the access point to the site, at the junction 
with Churchfields Road, with aspects associated with noise and disturbance extending 
to the comings and goings associated with the use of the site across this privately 
owned access road. 

The applicant has stated that regards to road noise "it is outside the scope of BS 4142 
to assess noise from vehicles on roads." The site is accessed via a long access road 
that is not part of the public highway, which terminates at the site and extends from the 
gated entrance onto Churchfields Road. 

Local representations have been received which express considerable concern at the 
impact of the proposal on the residential amenities of the nearest dwellings as well as 
the more general impact of the use upon the character of the surrounding residential 
area. 

While the nearest residential dwellings are sited on the opposite side of the railway line, 
the residential gardens of these dwellings fronting Clock House Road are sited in 
reasonably proximity to the open yard, and there is limited acoustic screening to the 
edges of the site. Concerns have been raised regarding the noise generated by the 
loading and unloading of the scaffolding poles and equipment from the lorries entering 
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the site as well as the act of storing the poles within the racking which has been 
constructed on the site. 

The nature of the equipment involved has significant potential to give rise to loud and 
unpredictable noises when metal hits metal and while the operatives may attempt as far 
as is possible to undertake their tasks quietly, some level of disturbance is almost 
inevitable due to the nature of the use and the processes associated with manoeuvring 
the equipment around the site and on/off the lorries. The intermittent nature of the 
noise/disturbance alongside the hours of operation of the use (which include early 
hours of the morning, well before the waste/recycling centre opens as well as the hours 
of operation imposed on permission 92/00337/FUL and working hours on weekends) is 
considered likely to give rise to an unacceptable impact on residential amenity. It is 
noted that residents have referred to the site already being used outside of the 
indicated hours of operation. It would be reasonable, if permission was forthcoming, to 
impose a condition relating to the hours of use, but it would require confidence that the 
condition would not only be complied with in the first instance, but that any potential 
breach would be readily identified and enforced against (i.e. would be enforceable). 

The submitted/proposed hours of operation are include Saturday mornings, as well as 
early morning operation during the week. The hours do not always coincide strictly with 
the general hours and the busiest periods associated with the more distantly sited 
(relative to the dwellings fronting Clock House Road) waste and recycling centre, which 
itself may be considered a noise-generating use. The railway line will also generate 
some degree of noise, although the open track itself provides limited acoustic screening 
to that side of the site. 

Overall, it is considered that insufficient information has been provided to demonstrate 
that the impact of the proposal related to noise and disturbance would not be intrusive 
or harmful to residential amenity. The use of conditions to attempt to mitigate the impact 
have been carefully considered. However, while it may be possible to impose conditions 
which would limit the scope of the use and the fundamental hours of use during the 
week, a condition relating to noise management would not, it is considered, be sufficient 
to avoid instances where the noise and disturbance associated with the loading and 
unloading of the lorries would cause harm to neighbouring residential amenity. 
Similarly, while there is some information within the application on the comings and 
goings associated with the use and the use of the vehicular access/manoeuvres on the 
site, it is not sufficient to safeguard neighbouring amenity and avoid unacceptable and 
unneighbourly noise and disturbance. 

The existing unfettered/unauthorised use of the site has generated considerable 
concern amongst local residents and evidence has been submitted that speaks to 
unsociable working practices on the site and associated disturbance to neighbouring 
residents, including working outside of the proposed hours of operation and also 
comings and goings during school pick up/drop off periods. There is considered to be a 
limit to the extent to which in view of the open nature of the site and the use (i.e. no 
acoustic mitigation associated with structures and enclosures that might lessen the 
impact) is capable of being adequately controlled through the use of planning conditions 
that would meet the tests required in the imposing of conditions on a grant of 
permission.

It falls to consider whether the unauthorised use results in appreciable impact over and 
above that which may be associated with the authorised use of the site. It is considered 
that in general the activities on the site associated with the electricity statutory 
undertaker have been of low intensity, of limited wider impact. That the sui generis use 
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of the site could be intensified is appreciated, but this would be associated with the 
existing operator and their operational requirements. It is unclear to what extent the 
permission which allowed the servicing, testing and storage of vehicles owned by the 
electricity board was ever implemented. In any case, the scope of conditions imposed 
upon the permission collectively sought to carefully control the sui generis use and to 
avoid the intensification of the use of the site which may have arisen had the site been 
used for more general vehicle works and storage. 

It is considered that the current operation associated with the scaffolding yard has 
intensified the use of the site and has focused the activities associated with the 
scaffolding yard in an previously vacant part of the wider land.

That the proposal seeks planning permission for a temporary period is acknowledged. 
However, that 5 year period sought represents a considerable time during which 
unacceptable impacts may arise, to the detriment of nearby residential properties.

Highways Impacts

On the basis of the information that has been submitted, the use of the access road to 
allow for approx. 20 additional vehicular movements a day would not on the face of it 
represent a significant intensification of the access road.  The applicant has also stated 
that it is intended to avoid access/egress at busier times on Churchfields Road 
(particularly school pick-up and drop-off times) and that the vehicular movements 
associated with the use would either not conflict with the existing strategic waste site, or 
the waste site operation could/should be altered to introduce systems to avoid queuing 
cars within the shared access road. 

Notwithstanding this, it appears that vehicles presently have been observed to 
arrive/leave during the peak periods, either when vehicles are queuing along the access 
track to enter the waste site, or when children are being dropped off to and picked up 
from school. On these occasions and in view of the size of the vehicles using the 
access, manoeuvrability on the highway has been compromised and within the access 
road, vehicles have used the opposite side of the two-way road to pass by the 
stationary vehicles. The size of the vehicles associated with the use are not easily 
manoeuvrable and the practice of multiple such vehicles arriving and leaving in convoy 
gives rise to congestion and potential road safety issues associated with the adjacent 
highway. It is noted that the waste site itself benefits from a separate access for large 
vehicles associated with the strategic operation of the site, with the access road used 
by public cars. 

The Highways Officer states that theoretically the use of the access by up to 20 
vehicles a day associated with the proposed use ought not to have a significant impact 
on the adjacent highway, and it is understood that to date there are no records 
indicating a poor road safety record along the road. However, such records do not 
record "near misses" and the siting of the access road relative to the primary school 
and the significant busyness of the pavement/road at drop-off and pick-up times 
suggests that caution should be applied to development that might give rise to an 
increased potential for reduction in conditions of safety within the highway. It has been 
recommended that a road safety audit be undertaken, although this would be 
complicated by the need for the activities along the street and conflict between the 
operative vehicles and these activities to be actively monitored, particularly at times 
when there is particular pressure on the pavement and street. 
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The application has been submitted retrospectively, and the use is currently in 
operation. It is not considered appropriate in this context to impose a condition requiring 
the submission of a detailed road safety audit. Other conditions have been  considered 
relating to the restriction of access to and egress from the site to such times when the 
street/pavement is more quiet, but in terms of enforcement of such a condition it would 
require multiple breaches to lead to enforcement action being taken, which would be 
harmful to the safety and amenity of residents and street users at each point the timing 
condition may be breached. 

Biodiversity Net Gain
 

The applicant has submitted that the development would be exempt from the general 
Biodiversity Gain Condition by reason of the de minimis exemption. On this basis of the 
application submission this appears to be accurate, and the development is exempt for 
the reason set out. 

Conclusions

Taking the above into account it is considered that the proposal has a detrimental 
impact on the general character and amenity of the area, including with regards to 
neighbouring residential amenity, and the intensification of the use of the access road 
by large vehicles coming and going coincides at present with the busiest periods of use 
of the immediate street/pavement as a consequence of the site's location relative to the 
nearby primary school. Insufficient information has been provided to demonstrate that 
the use of the site would be acceptable in terms of road safety impact, and it is not 
considered that the use of conditions would be reasonably capable of mitigating the 
impacts of the use on pedestrians and the adjacent highway, or upon neighbouring 
residential amenity owing to the nature of the use in operation and the comings and 
goings/vehicles associated with it. 

Decision

Application Refused

For conditions or grounds of refusal please refer to the Decision Notice


