
London Borough of Bexley 

Pre-Application Letter as prepared by Christina Ellera 

Reference: 20/00302/PREAPP 

Please see comments and references in RED.  

  

1. Introduction/ Summary  

o Thank you for engaging with LB Bexley’s pre-application service. We hope you have 

found the process useful in developing your proposals. I have set out below my 

comments on the scheme following our meeting on 04.03.2020.  

o Whilst it is considered that there is principle support for the redevelopment of this site 

further consideration needs to be given to a number of matters, these are set out below. 

Some of the key considerations include how the development would take place without 

causing noise or highway disruption. Further consideration also need to be given to the 

design approach including proposed routes in and cross the site, the rationale towards 

height and the layout of the relevant uses within the buildings, as well as the requirement 

for onsite affordable student accommodation.    

  

2. Site Description See Section C in Design and Access Statement and Transport 

Statement 

o 2.1 The application site relates to an established college located off Alma Road/ 

Lansdown Rad. The original building was built as a pair of two identical properties, with 

the adjacent Primary School (located to the east of the site). Both are two storey hipped 

roof building, of modest proportions utilising red brick and white render. Although not 

locally or statutory listed the original building is of some architectural merit.  To the 

immediate south east is a recently built retirement living development and to the 

northeast is a residential estate    

o 2.2 On street car parking in the wider area is controlled by yellow line waiting restrictions 

that operate between 1pm and 3pm Monday to Friday. In addition, there are “SCHOOL 

KEEP CLEAR” roads markings that operate between 8am and 4pm Monday to Friday in 

the vicinity of the site entrance.   

o 2.3 The site has a PTAL of 3 (Moderate) with 8 bus routes and Sidcup railway station 

within the specified walking distances for PTAL calculation.  

o 2.4 The site is located within the urban area.  

 

3. Proposed development     

o 3.1 The proposals are for the demolition of three existing blocks and construction of 

three storey building providing theatre, studio blocks and student accommodation. 

Construction of a further 3 classroom blocks to the rear, an external amphitheatre, and 

alterations to parking and landscaping are also proposed. See Section D.1 in Design and 

Access Statement 

o 3.2 The proposal assumes that the recently approved new two storey block approved 

under application 19/02293/FUL dated 13.11.2019 would be implemented as part of this 

proposal.   



o 3.3 The proposed new theatre would be located to the western edge of the site next to 

the original building. Within the site a new ‘L’ shaped 2/3 storey building would be formed 

with dance studios and storerooms on the ground floor and dorm rooms above. In the 

northern corner of the site a new block would be built next to existing modern building on 

site. See Section D.3 in Design and Access Statement 

 

o 3.4 The L shaped building facilities in effectively ‘split’ the site forming two new quads to 

the college. Parking remains along the eastern boundary of the site. See Section D.1 in 

Design and Access Statement 

o 3.5 At the meeting with the College Principal and his design team on 4th March 2020 the 

following additional information was provided: -  

• The college currently has 630 pupils.  

• There is likely to be 650 pupils enrolled in September 2020 indicating a slight 

upwards trend.  

• Students are recruited both nationally and internationally.  

• Bird College are the music providers for schools in Bexley and this is delivered 

through a team of 75 tutors.  

• 200 staff work at the college (not all are FTEs)  

• 1 to 1 music tuition is provided in the evenings after 4pm. Music Tuition Service has 

been removed from the college facilities.  

• Students are from 16 years old.  

• Days normally run between 8.30am to 6.45pm.  

• Planning permission has already been granted for a new dance studio which is due 

to be built shortly. Currently Under Construction.  

• There is an existing theatre within the site which has capacity for 100 – 120 people,  

• The proposed amphitheatre will have capacity for 300.  

• The existing theatre may operate at the same time as the amphitheatre.  

• There are to 96 new self-contained student rooms. Due to accommodation redesign 

the proposal now contains 94 self-contained student rooms.  

• There are approximately 100 car parking spaces within the site and this will be 

increased under the proposals to approximately 125. Redesign now provides a 

proposed 120 Spaces.  

• There is the possibility that the car parking areas within the adjacent Birkbeck 

Primary School could be made available when there are theatre performances.  

  

4. Relevant Planning History  

o 4.1 There is extensive planning history for this site, of direct relevance is as follows:   



o 19/02293/FUL: Demolition of existing one-storey storage block and construction of a new 

two-storey dance studio and teaching block. Permitted 13.11.2019- not currently 

implemented.   

  

5. Development Plan and any other material circumstances   

Development Plan  

o 5.1 The Development Plan is formed of the following documents:   

• The London Plan   

• The LBB Core Strategy (2012);   

• Bexley Unitary Development Plan (as saved from February 2012).   

o 5.2 As discussed during our meeting it is considered that significant weight should be 

attributed to the London Plan (intend to publish). The below comments are made under 

the assumption that the London Plan (intend to publish) will form part the Development 

Plan moving forward. It is whoever noted that as of 13 March 2020 the Secretary of State 

has written to the Mayor to set out areas in which they do not consider the London Plan 

(intend to publish) is not sound. None of the issued raised by the SoS are considered to 

affect policies which are relevant to the consideration of this specific application.   

  

Other material considerations   

o 5.3 The National Planning Policy Framework revised in February 2019 and acts as 

guidance for local planning authorities and decision-takers, both in drawing up plans and 

making decisions about planning applications. At the heart of the NPPF (2018) is a 

presumption in favour of sustainable development. The document, as a whole, forms a 

key and material consideration in the determination of any planning permission.  

o 5.4 National Design Guide- This document was published on the 1 October 2019 and 

seeks to illustrates how well-designed places that are beautiful, enduring and successful 

can be achieved in practice. It forms part of the Government’s collection of planning 

practice guidance and should be read alongside the separate planning practice guidance 

on design process and tools. The focus of the design guide is lo tool at layout, from, 

scale, appearance, landscape, materials and detailing. It further highlights ten 

characteristics help which work together to create its physical Character, these are 

context, identify, built forms, movement, nature, public spaces, uses, homes and 

buildings, resources and life span.  

  

Emerging Local Plan   

o 5.5 The Council are currently in the process of preparing the new Local Plan. In Spring 

2019 a public consultation took place on the preferred approaches to matters to be 

contained within the new Local Plan (otherwise known as a regulation 18). The next 

stage in the new Local Plan process is the publication of the Draft Local Plan (regulation 

19 stage). The Council’s current Local Development Scheme (LDS) updated in October 

2019 considers that a new draft Local Plan will be prepared and out for further public 

consultation in Summer 2020.   



o 5.6 In view of the above it is assumed that this redevelopment will be brought forward 

prior to the adoption of the new Local Plan. At this early stage in the plan-making 

process only limited weight can be given to the Regulation 18 document. However 

greater weight can be attributed to this document as it progresses through the plan 

making process. There are a number of policies which could be of relevance which you 

should be live too as you develop your proposal.   

  

6. Planning Assessment  

Land Use / Principle of Development  

o 6.1 The application site relates to an existing D1 (Non-residential institutions) the 

proposal, when considered as a whole is for the redevelopment of the site to provide a 

C2 Residential institutions (as it would become a residential collage) with ancillary D2 

Assembly and leisure uses.   

o 6.2 That being said the site is an established education facility located in the urban area, 

the principle of the redevelopment and change if use is therefore acceptable, subject to a 

number of other considerations which are set out below.   

  

Layout and Desire Lines 

o 6.3 The site has already been heavily developed, although noting that some buildings 

are not necessarily fit for purpose and results in some issues regarding noise dispersal. 

The scheme looks to address some of the existing shortcomings of this site in terms of 

how the buildings function and how they are access by users (staff and pupils).  See 

Section C.1 in Design and Access Statement 

o 6.4 The proposal would redevelop the site but maintain the existing building and principle 

entrance but would look to create a secondary entrance between the existing main 

building and the theatre. See Section D.6 in Design and Access Statement   

o 6.5 Two entry points are proposed to the college and its newly formed quads: a main 

entrance to be used during the day and a secondary entrance to be used at night. Whilst 

the main entrance is clearly defined through its architecture and aligned to bring students 

and visitors directly into the main quad the secondary entrance is obscure, and, with its 

alley-way form and flank wall vistas.  Secure by design consultation is ongoing.  

o 6.6 Whilst the premise to direct the secondary entrance to the west of the site to mitigate 

noise for residents to the east is sound, this entrance and the space it leads to must be 

reconsidered.  It is understood that this will be used by pubic and staff out of hours to 

access the site. We remain unconvinced that this provides a suitable environment which 

pupils will feel comfortable utilising this entrance, especially for night time entry. 

Principles regrading secured by design and creating safe environments needs to be 

considered as part of this. Secure by design consultation is ongoing. 

o 6.7 It is also recommended that further consideration is given to how the spaces of the 

new quads are linked visually and functionally. The connecting corridor between the two 

quads is illegibly positioned from the perspective of both entrances.  This illegibility will 

hinder the ability of students and visitors arriving at the college, particularly through the 

main entrance, to navigate between these college quad spaces. Repositioning the 

corridor so that it addresses the space of the main quad and is clearly expressed within 

the facade will improve legibility whilst strengthening this main space and bring about the 

opportunity to create interesting longer views and add detail to the quad space.  See 

Section D.1 and D.2 in Design and Access Statement 



o 6.8 Having due regard for this layout consideration also need to be given to desire lines 

and how people move from buildings. Currently there is a clear desire line had been 

carved across the existing lawn on the site, in the location where the main quad space 

and amphitheatre is now proposed. This should be taken into consideration and how 

users will respond to the proposal given the current movements.  See Section D.2 in 

Design and Access Statement  

o 6.9 The inclusion of an outdoor amphitheatre is an interesting feature to the 

redevelopment but its location, having due regard for these desire lines, as well as its 

location in terms sunlight and daylight should also be considered. The position is 

currently located to the immediate north of the existing building. Whilst this building is 

only two storey, in the above context there may be a more appropriate location for the 

amphitheatre. This should be further explored.  See Section D.1 in Design and Access 

Statement 

  

Height, Scale and massing  

o 6.10 There is a change of levels experienced across the site and in moving forward any 

pre-application discussions it would be useful to understand if and what level if 

excavation is proposed to facilitate the redevelopment. See Section D.2 in Design and 

Access Statement and the Section Drawing 

o  

o 6.11 Notwithstanding this, the proposed new main ‘L’ shaped building would be three 

storeys in height, the upper floor facilitated through a mansard roof. Whilst the use of the 

mansard roof may be an appropriate design solution, the elevational treatments are not 

fully successfully. The proportions in terms of the roof pitch, ridge height and windows 

make the roof form look awkward, this was further supported by the modelling you 

showed us during our meeting. The Proposed Accomodation and Studio Block (‘L’ 

Shaped building) remains at three storeys however the elevations and roof have been 

redesigned. See revised design drawings and 3D images.  

o 6.12 This roof form and more generally the approach to height should be reassessed 

and further consideration should be given to what value is gained from setting a 

prescribed height to be no higher than the original building. Whilst we are certainly not 

advocating that the proposed new dorm block should be designed to a massing, height 

and scale which is considerably greater the main building, setting a height parameter to 

be the same as a two storey hipped roof results in the proposed new block having a 

contrived appearance. Provided the original building maintains its appearance as the 

main focal point within the campus, then it is unlikely that the LPA would object to the 

building being marginally higher than the main block (i.e. less than a metre higher than 

the main building) See Section D.5 in Design and Access Statement  

  

Architectural Quality / Impact on character and appearance of the area  

o 6.13 In terms of the visual appearance, each of the proposed elevations is similar in 

expression. Our urban design officer suggests that there is opportunity for the 

architecture to respond to environmental conditions more strongly, anticipating that sun 

light will be stronger from the south etc.  Given the internal uses, responding to 

environmental conditions could be a key way of introducing variety within a north or 

south facing façade.  See Section D.5 in Design and Access Statement   



o 6.14 Secondly, the architecture should take on a stronger role in helping to cultivate a 

character within each quad, be it academic or pastoral, public or private. See Section D.1 

and D.5 in Design and Access Statement 

o 6.15 During the pre-app meeting the approach to providing shelter around the quad was 

questioned. There were queries if bolt on glass shelters would be robust and if there is 

an opportunity to deliver this functional benefit of shelter in a more substantial and 

integrated architectural manner. See Section D.5 in Design and Access Statement 

  

Landscaping  

o 6.16 Whilst the proposed green wall is welcomed; however, every effort should be made 

to ensure that the wall maximises benefits to biodiversity, air quality and water retention, 

and is not just for aesthetic purposes. See “NBS Guide to Façade Greening”, “CIRIA 

Building Greener: Guidance on the use of green roofs, green walls and complementary 

features on buildings”, or https://livingroofs.org/green-walls/ for advice. The applicant 

should consider consulting a qualified ecologist for specialist advice if they have not 

already done so. No longer applicable with removal of green wall from design 

o 6.17 The proposed development looks to remove a number of trees. An arboricultural 

report will be expects as part of this planning application.  This should demonstrate that 

no trees of high amenity value will be lost as part of this proposal and that replacements 

are secured for any overall loss See Section D.2 in Design and Access Statement and 

Arboricultural Constraints Report.  

 

Quality of Residential Accommodation   

o 6.18 Whilst it is acknowledged that a more flexible approach to the layout of student 

accommodation may be accepted compared to traditional residential accommodation, it 

is right that all units provide an acceptable residential accommodation in terms of 

outlook, sun/daylight and ventilation, as well as suitable acoustic measures being 

installed.    

o 6.19 Greater consideration needs to be given to the layout currently proposed. There are 

certain units in particular locations where the only outlook would be onto the side 

elevations of the adjoining building which are positioned in close proximity. A more 

rationalised layout should be considered which seeks to position kitchens and stairwells 

in such locations.  Layout of the accommodation levels has been redesigned, positioning 

the Dorm Bedrooms to have the more desirable views. See revised design drawings. 

o 6.20 Similarly, the ground floor units need to be considered to ensure that have a level of 

privacy and outlook. As it stands the disabled ground floor units only outlook is onto a 

walkway and car parking area. The proposed laundry facilities are to one side and the 

dance studio to another. Officers consider that there are a number of opportunities to 

look at ways in which this unit could afford a better level of amenity.  See Section D.6 in 

Design and Access Statement and revised drawings. The laundrette facilities are 

positioned to target different areas of the site and allow easy access, one to more 

facilitate the needs of the residents and EB3 building, with the other more facilitating the 

needs of the theatre, wardrobe and dance studios.  

o 6.21 Full and comprehensive acoustic and noise details will be needed upfront as part of 

your application. These will need to demonstrate that the proposed dance studios at the 

ground floor will not prevent the accommodation from being able to have a degree of 

quite and calm. Arguments in the meeting that those using the studios will be living there 



are difficult to reconcile. There are two upper floors of accommodation proposed and 

student using facilities that do not reside on site. It is illogical to apply direct correlation 

between those whom are using the studios to being those whom specifically live directly 

above.  See Section D.6 in Design and Access Statement, Noise Impact Assessment 

and revised drawings. Consideration to noise mitigation was applied when positioning all 

accommodation access points at the rear courtyard.  

  

Impact on Neighbours’ Residential Amenity  

o 6.22 The area of clear consideration is the activities associated with the proposed 

development and the potential impact on local residents. Consideration will be needed in 

terms of indoor and outdoor areas. Full noise and acoustic reports will be required as 

part of any forthcoming planning application.  See Noise Impact Assessment 

  

Highways See Transport Statement and Design Drawings 

o 6.23 Further information is needed to make a full judgement on the issues in terms of 

highways. You will need to provide details of the likely change in the number of pupils 

and staff that would result upon completion of the development, together with the pattern 

of movements for all travel modes. The existing travel assessment should be based on 

travel surveys supported by count data and parking (both cars and cycle) accumulation 

surveys. See Transport Statement and Section A in Design and Access Statement 

o 6.24 In addition, you should provide details and an indicative schedule of events and 

times that the proposed performance facilities would be used, together with an indication 

of the likely number of external visitors and predicted travel mode based on the capacity 

of the proposed performance facilities. It is understood from the discussion that there is 

only likely to be a few events throughout the year open to the public and it may be 

appropriate to control this through suitable planning conditions, but further details are 

needed in order for us to make such an assessment.  See Transport Statement  

o 6.25 Details of any existing Travel Plan for the school should be provided along with 

recent surveys.  

o 6.26 Additionally, details are sought on the existing and proposed parking arrangements 

(car, motorcycle and bicycle parking) on site as well the staff and visitor parking 

arrangements. Depending on the above and any changes in staff proposed, parking 

stress surveys may be required in the roads surrounding the site. See Transport 

Statement, Design Drawings and Section D.2 in Design and Access Statement.  

o 6.27 In terms of cycle parking provision, the application should meet the minimum 

standards of The London Plan (intend to publish). For the proposed student 

accommodation and college use these are:- See Transport Statement, Design Drawings 

and Section D.2 in Design and Access Statement. 

Land use Long-stay Short-stay  

student accommodation  

0.75spacesperbedroom  

1 space per 40 bedroom  

universities and colleges  

1 space per 4 staff + 1 space per 20 FTE students  



1 space per 7 FTE students  

o 6.28 The London Plan also refers to cycle parking standards for theatre at the level of 

provision of 1 space per 30 seats. However, as the proposed amphitheatre is likely to be 

used by the public outside of general college teaching times the short stays student 

parking provisions can be used providing the facilities are readily accessible to theatre 

goers. See Transport Statement and Design Drawings 

o 6.29 In terms of car parking standards as was mentioned at the meeting the London Plan 

does not have a specific standard for student accommodation, colleges or theatres. 

However it does state that 5% of spaces should be designed for use by the disabled and 

a further 5% should be enlarged spaces capable of being converted to full disabled bays 

in the future should there be demand.  See Transport Statement, Design Drawings and 

Section D.2 in Design and Access Statement. 

 

o 6.30 Electric vehicle charging points must also be provided for the car parking. The 

starting point will be 20% active and 10% passive provision which is the requirement for 

employment uses in the London Plan, See Transport Statement, Design Drawings and 

Section D.2 in Design and Access Statement. 

o 6.31 A draft servicing and refuse plan will be required with appropriate facilities provided 

within the site. Suitable refuse and recycling stores will be required as part of the 

proposed development in purpose-built stores. Further details of which will need to be 

considered as part of the scheme evolves. See Transport Statement and Design 

Drawings 

o 6.32 You will need to enlist the services of a Transport Consultant to produce a detailed 

Transport Statement in support of any future planning application. This should be based 

on a formal scoping note to be agreed in advance with the Highway Authority through the 

formal pre-application process. See Transport Statement and Design Drawings 

o 6.33 During our meeting you showed some presentation material regarding how the built 

process would take place and the temporary structures associated with this to ensure a 

continuity of the education facility. What is also key to the LPA is how this construction 

will be undertaken minimising and mitigating impact to both highway safety and 

neighbouring amenity.  See Transport Statement and Design Drawings 

o 6.34 We would like to review and consider the construction process prior to the 

submission of this application and the temporary structures which may be needed. As a 

minimum a number of these temporary structures may need separate planning 

permission unless details are incorporated into the planning application. A full demolition 

and construction management plan will be required as part of any application which 

clearly identifies the relevant phases of the development and how the process will be 

managed. See Transport Statement and Design Drawings 

  

Housing  

o 6.35 The current The London Plan Policy 3.8 Housing Choice paragraph 3.53B details 

the Mayors approach to affordable student accommodation and states:   

o Where there is not an undertaking with a specified academic institution(s), providers 

should, subject to viability, deliver an element of student accommodation that is 

affordable for students in the context of average student incomes and rents for broadly 

comparable accommodation provided by London universities. Five units will be 



affordable student accommodation as discussed in Section A in the Design and Access 

Statement. 

o 6.36 The Mayors Housing SPG paragraph 3.9 Student Accommodation contains 

guidance on implementing this policy and the GLA’s Annual Monitoring Report contains 

details of the amount of the Mayor defines as affordable for the relevant academic year. 

Five units will be affordable student accommodation as discussed in Section A in the 

Design and Access Statement. 

o 6.37 However, the London Plan (intend to publish) Policy H15 deals with purpose built 

student accommodation. This is a key policy in the consideration of this application and 

sets out in section 4 this states:  

o to follow the Fast Track Route, at least 35 per cent of the accommodation must be 

secured as affordable student accommodation  b) where the requirements are not met, 

applications must follow the Viability Tested Route.   

o 6.38 You will need to consider this issue further in progressing your application and how 

your proposal can seek compliance with this policy.  

  

Environmental Considerations  

Sustainability Requirements  

o 6.39 Development Plan policy requires the following standards are met for all new 

residential development:  

• BREEAM for major non-residential The proposal targets a BREEAM Very Good 

Rating as discussed in Section B in the Design and Access Statement. 

• Use of sustainable urban drainage systems to minimise the surface water runoff 

from the site to no more greenfield runoff rate having regard to the effects of climate 

change; See Section B in the Design and Access Statement. 

• Designing homes to limit water use to a maximum 105 litres per day (Part G of 

Building Regulations);  

 

Drainage  

o 6.40 Paragraph 165 of National Planning Policy Framework states that all ‘major’ 

planning applications must incorporate sustainable drainage systems unless there is 

clear evidence that this would be inappropriate. SuDS must be properly designed to 

ensure that the maintenance and operation costs are proportionate and sustainable for 

the lifetime of the development. See Section B in the Design and Access Statement. 

o 6.41 In accordance with The Flood and Water Management Act 2010 the London 

Borough of Bexley in its role as Lead Local Flood Authority (LLFA), will require that you 

submit as part any application Sustainable Urban Drainage information to demonstrate 

the proposed development can achieve a workable sustainable drainage systems. 

Underground or deep bore soakaways (subject to ground conditions) will be provided. 

We would ask that this is conditioned on any approval. 

 

Air Quality  



o 6.42 Given the scale and location of the proposed development we would expect air 

quality assessment to be submitted with any application. This should be undertaken in 

accordance with current guidance and methodologies. The air quality assessment will 

need to include an “air quality neutral” appraisal of the development proposals in 

accordance with London Plan requirements and GLA Supplementary Planning 

Guidance. Please see Air Quality Assessment.  

o 6.43 As it would meet the GLA criteria of a “major” development a condition in relation to 

the emission standards of NRMM (non-road mobile machinery) used on site during the 

demolition/construction phases would be imposed. A standard demolition/construction 

methodology condition to minimise adverse noise and dust impacts would also be 

recommended if permission were granted. As discussed in the Construction 

Environmental Management Plan (CEMP) the existing sectional nature of the timber 

framed buildings will result in little dust upon demolition.  

 

Biodiversity  

o 6.44 Any application be submitted should look at how to minimise impacts on, and 

provide net gains for, biodiversity. Measurable net gains in biodiversity must be achieved 

on site. The Defra biodiversity metric (or similar tool) should be used to demonstrate net 

gains will be achieved (as encouraged in NPPF). London Plan policy G5 Urban greening 

will apply, and a target urban greening factor score of 0.4 should be achieved. As 

discussed in Section D.2 in the Design and Access Statement the proposal only includes 

the removal of one Pine tree of Moderate Quality.  

  

7. Conclusion  

o 7.1 Overall and whilst the LPA are broadly supportive of the redevelopment which would 

improve the facilities and also provide student accommodation to this site further 

consideration needs to be given to the following matters:  

• The routes in and across the site  

• The rational towards height and scale and how this informed the architectural 

approach  

• The internal layout and how this is further considered in the context of varying uses  

• How the construction would be undertaken in manner which would minimise 

disruption to local neighbours and highway safety these considerations should take 

equal precedent (arguable more) to minimising the disruption on students.   

• Affordable student accommodation will be required as part of the scheme  

• Other environmental considerations which need to inform the proposed 

development as set out above.    

 

8. Other Matters  

o 8.1 This pre-application advice follows an initial officer assessment of the information you 

have provided. Every formal application is subject to a statutory assessment process and 

it is only then that a full assessment of all the material planning considerations can be 



made in the context of relevant development plan policies. Some important 

considerations may only arise or become apparent during this formal process, which 

includes consultation with residents and other third parties affected by the development. 

This officer advice is therefore given for your general guidance in the preparation of a 

future planning application or proposal. The advice does not prejudice the Council’s 

consideration or decision on any future application that may be submitted.  

 


