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CANE HILL (“CH”) AND LION GREEN ROAD (“LGR”) DEVELOPMENTS  

A REPORT OF THE MEETING HELD ON FRIDAY 4 APRIL 2014 

AT COULSDON COMMUNITY CENTRE 

ORGANISED BY SAVE COULSDON.COM 

(AN ORGANISATION TOTALLY INDEPENDENT OF ANY POLITICAL PARTY 

 OR OF ANY RESIDENTS’ ASSOCIATION) 

735pm Richard Thurbon, opened the meeting, and introduced Peter Morgan to present 

the event.  Peter is a traffic and parking expert, who is a Coulsdon resident and has 

monitored traffic and parking in the area for many years.  Having ascertained that about one 

quarter of the 140 strong audience were not fully briefed on the developments Peter gave an 

overview with slides on the two developments, planning permission for which had been 

granted the previous evening (3 April), in spite of hundreds of objections and complaints.  

The CH Application was approved after 2 hours 20 minutes and LGR after 1 hour 15 minutes 

(effectively LBC granting themselves planning permission, as they own the site).  Objectors 

were given a total of 6 minutes altogether per application to put their case, so naturally did 

not have sufficient time to explain their case. 

The slides presented at the meeting came from published sources and may be viewed here - 

http://pjm2.net/PUBLIC_MEETING-140404/ 

The meeting began by looking at the ASDA Beddington site, and then slides showing the 

layout of LGR, before moving on to Cane Hill A23 access. 

The main focus of the meeting was to look at the inevitable difficulties with traffic and parking 

as a result of these applications, and answer questions from the public on these schemes.  

Peter referred to the slides throughout the meeting showing the various plans/options on the 

sites. 

Lion Green Road 

Peter explained that the current car park had 216 marked spaces and room for many more.  

The new supermarket with Waitrose as the tenant would be five times bigger than the 

current Waitrose, and half the size of Tesco in Purley, but with substantially less parking in 

proportion (only 190 spaces, for the supermarket, with an extra 12 spaces for the health 

centre, and 11 spaces for the scouts – under separate barrier control).  The current small 

Waitrose has 53 spaces, so for a store five times larger, the appropriate number of spaces 

would be 265. Likewise Tesco Purley has 450 spaces corresponding to 225 at LGR. 

Vehicular access to this store for customers/delivery vehicles/scout users would be moved to 

near the existing sorting office, still in LGR, but much closer to the PO road junction.   The 

store would be at first floor level along with a health centre, and parking at ground level, with 

a separate area for the scouts.  LGR would be widened close to the entrance to create a 

small right turn lane in the middle, with the loss of a couple of trees.  The basis for the 

calculation of the required parking spaces was not by a local traffic survey but by an average 

comparison of supermarkets generally, which predicted a maximum flow of 210 cars in and 



Page | 2 
 

210 cars out per hour.  It was thought that 60% of the visitors would have been using LGR 

anyway and 40% would come from other roads nearby and further afield.   

There would be no provision for all day parking at the site (for either rail both commuters or 

for businesses in Coulsdon). There would also be no overnight provision.  No further spaces 

at Coulsdon South Station are available.  The London Borough of Croydon (“LBC”) have 

recently created some short term extra spaces on the street, but as yet have no idea where 

the town workers or commuters will be able to park, saying that commuters from outside 

Coulsdon would not be welcome, so the provision given for the supermarket shoppers would 

be adequate.  There is as yet no news as to how the parking will be regulated, or if there is a 

free element.  Waitrose will have control of the car park, but will have to agree with LBC how 

this will work, but it is hoped that people will go to the supermarket and then visit the rest of 

the town.  This was met with some scepticism, and of the 45 businesses surveyed in the 

southern end of the town, four to one were against this application, as they did not feel it 

would regenerate the town, and they needed the all day parking.  No Environment Impact 

Assessment has been done on this scheme, and with the withdrawal of the Coulsdon 

Masterplan following a judicial review from Chipstead Residents, National Planning Policy 

Framework Guidance has not been followed for either development.   

The council suggest some parking spaces could be created at the CALAT centre but only at 

the weekend, and possibly some at the Community Centre but this is far from the town.   

It was unclear what parking provision would be made during redevelopment of the site. 

There may be little or none during the 18-24 months required. 

The Scouts have expressed concern that at certain times there would likely be a bottleneck 

in the entrance road, with changeovers from Beavers to Cub Scouts.   

There is no parking allocated for the new recycling area, and none for the student coaches 

that currently stop in this car park – the latter not even mentioned in LBC’s application. 

Peter’s calculation is that there is only half the number of required parking spaces on this 

site, with plenty of room for many more. The 210 an hour is 3-4 a minute, yet counting at 

Sainsbury in Wallington there were 6-8 in and 6-7 out over a 15 minute period.  Why would 

LGR Coulsdon be half that, for a similar size store? 

In answer to a question, Coulsdon has a much higher level of car ownership and use than 

the average for other parts of London.  

Q. If there is very little parking, will people go elsewhere? 

Nobody yet knows how the town will be affected during the build - 18-24 months.  Coulsdon 

already suffers from other nearby centres having favourable parking regimes and availability, 

some with a large free element, e.g. Caterham Valley (3 hours free in Morrisons’ car park), 

Banstead, Wallington, Purley (at Tesco), Selsdon.  Oxted has 4 hours free, although 

admittedly further away Some say that Tesco killed the rest of Purley, although you can still 

park there free to visit the town. Other supermarkets in nearby centres have free parking, 

and have unrestricted parking in side streets, compared to Coulsdon with its huge network of 

controlled parking zones. 
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The new Aldi supermarket at the Red Lion site in Coulsdon town centre was approved 

recently and this will take 9-12 months to build.  Shoppers and visitors to the town will be 

able to park there for a limited time period of 90 minutes, although the parking provision (48 

spaces) is thought to be inadequate and likely to be congested.  Cllr Jason Perry who is 

vice-chairman of the council planning committee, and who had moved approval of Cane Hill 

and LGR schemes the previous day, said there that people will switch to the new Waitrose at 

LGR from Tesco Purley or Sainsbury Wallington. Many believe that in fact brand loyalty 

matters, and people do not simply go to the nearest supermarket, but to the brand they 

prefer.  Thus people from Purley and Wallington will come to Waitrose LGR, and many 

Coulsdon shoppers will still go to those supermarkets and ASDA Beddington. 

Q. What will happen to the existing Waitrose? 

Waitrose do not own this site, and it may be that LBC will be able to negotiate to use this site 

as a car park in the short term. The council say other supermarket chains have expressed 

interest, such as Lidl, but someone commented that Lidl looked at, and rejected, the Red 

Lion site as the parking would be inadequate for their needs, so the existing Waitrose would 

certainly not be of interest to them. Experience with other sites suggests it may become flats.  

This happened at the Pinewood site, where an approved Sainsbury store with 221 parking 

spaces was never built, and now it is flats instead, with just a small shop with no parking. 

Q. What about deliveries to the new Waitrose? 

Peter said the plains were for 5-7 deliveries a day, which was similar to Sainsburys at 

Wallington who have 5-7 a day – where there is a completely separate entrance.  The 

current Waitrose have three deliveries across the day.  LBC have requested that deliveries 

to the new site be spread evenly throughout the day. 

Peter showed a plan of the site access, and explained how the lorries would go in and out, 

and how they would occupy part of lanes for oncoming traffic. 

Q. Chipstead Valley Road (“CVR”) is already congested, and almost always there are 

cars queuing at the junction near the post office.  What new road changes will be 

made for deliveries to the new store?  

LGR will be slightly widened at the new site access, with a short right turn centre lane with 

room for 1 or 2 cars to turn into the new site – when there is a gap in the traffic [laughing 

from audience. 

The developers originally claimed that no road improvements were necessary, but have now 

agreed this was wrong, and are proposing “mitigation” at the Post Office junction.  There are 

two options which the developers claim and LBC / TfL accept would make traffic congestion 

and delays not noticeably different from current conditions.  Peter showed the layouts. 

(a) cut into the steep stone bank with some grass in CVR for a short distance and create two 

narrow lanes at the traffic lights long enough for 3 cars.  However, the lanes would be sub 

standard, and too narrow for more than two narrow cars alongside each other, and certainly 

not two 4x4 or buses/lorries; 

(b) hatch the middle of the road to create more space for one line of vehicles.   
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Peter said that (a) offered some limited benefit, but (b) no real benefit at all. Contrary to 

developer claims, the two are not equivalent in traffic benefits.  Peter also mentioned that to 

achieve (a) there would be major difficulties with the road level as the adjacent pavement is 

higher and slopes steeply at the junction, and road widening would make it steeper still.  

Having to drive close to a wall means more space is needed, rather than a kerb that people 

would drive nearer to.  Also, for comparison, a motorway has lanes of approximately 3.5m 

whereas here they would be 3m towards Portnalls Road and less than 2.5m towards the PO.  

It would not be reasonable to stop residents parking in Chipstead Valley Road away from 

this junction, as they have no alternative parking. 

Q. Would motorists approaching from Woodcote Grove Road through the traffic 

junction be held up by people turning right into the site? 

Yes, and it was not proposed to put a yellow box junction – a Keep Clear sign is planned.  

Phasing the traffic in CVR approaching from the town centre wouldn’t help this either, neither 

would making the Brighton Road/Chipstead Valley Road/LGR one way.  

Peter used the site access diagram to show why the new KEEP CLEAR and left turn in 

would lead to loss of traffic capacity and increased delays northbound along LGR. 

Q. Is there an alternative to alleviate pressure on this junction? 

LGR could be widened for the whole of its length.  Then either the Post Office could be 

acquired (owned by Sainsbury), or a new northbound road could run between the PO and 

the houses in CVR, making a small gyratory.  This would give a 40% increase in capacity 

and solve the traffic issues along LGR and at the PO. 

Q What about implications for pedestrians and schools 

Under current plans some claim that there will be a danger both to school movements and 

pedestrians and of course the pedestrian crossings will slow traffic up even more. 

Peter showed how the new much wider site access would work, with pedestrians left to cross 

a 4 lane road with just an uncontrolled centre island.  Increased pedestrian demand at the 

signals at either end of LGR would mean more red lights for vehicles, and longer queues and 

delays. 

Q. Was there any opportunity for the public to comment on the traffic implications of 

either CH or LGR? 

The LGR consultation meeting was two weeks before any cars were counted.  The highways 

officers promised did not attend, and there has been no opportunity to discuss traffic and 

parking properly.  For Cane Hill, the consultation event did have traffic experts present, but 

the facts were very limited, and no hard data was available. 

Throughout the process, Croydon Council consistently and persistently refused to meet and 

discuss traffic and parking with local groups, not only with these applications, but also with 

the Coulsdon MasterPlan itself. 

Aldi’s traffic plan in contrast was much more realistic and reached totally different 

conclusions to the CH/LGR plans. 
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Comment: Charles King – We are not against either development.  Footfall is poor and 

Coulsdon needs regeneration by having both, but not at any cost! 

 

Q. Before we move on to Cane Hill, could politicians and media people in the room 

please identify themselves? 

UKIP – Danny Fullilove (candidate for Coulsdon West (“CW”).  Peter Staveley (Addiscombe 

and Chair of Croydon UKIP) 

Conservative – Mario Creatura (candidate for CW)   NOTE: All 6 current Coulsdon 

councillors were invited, along with the 4 new Conservative candidates.  Cllr Terry Lenton 

and candidate Luke Clancy sent apologies.  Nothing was heard from the other seven. 

Green Party - Dr Jay Ginn (candidate for CE) 

Labour – Charles King (Chairman of ECRA, Chair of Coulsdon Labour and hasn’t decided 

yet if he will stand in Coulsdon East (“CE”).  Andrew Pelling (standing in Waddon) – grew up 

in Coulsdon. 

Lib Dem –Gill Hickson (candidate for CE, and chair of CE LibDems) 

Inside Croydon 

Bieneosa Ebite – Croydon Radio 

Rachel Millard – Croydon Advertiser 

Cane Hill 

845pm Peter set the scene on this development of approximately 675 homes, a mix of 

flats and houses (18% affordable), with a spine road winding its way through the site.  

Currently proposed is an exit onto the Marlpit Lane roundabout which would carry about 3/4 

of Cane Hill traffic, with a second exit onto Portnalls Road which Barratts predict would carry 

about 1/4 of the traffic. 

Some Coulsdon and Chipstead residents are demanding that there be no Portnalls Road 

access, as it will increase southbound traffic through Chipstead Village, much of which does 

not have good roads, footpaths or adequate lighting.  Some traffic from Portnalls Road, 

which is not suitable for large volumes of traffic, will pass through the CVR/LGR junction, 

creating more congestion there.  As well as the second exit onto Portnalls Road, there will be 

a separate small cul-de-sac off Portnalls Road with about 15 houses which will not be 

accessible from anywhere else on the estate. 

There have been widespread calls right across the community for a direct access between 

Cane Hill and the A23.  Only the council and Barratts have opposed this, saying it is not 

necessary.  Peter showed plans of the two possible access points onto the A23 and 

explained how these might work.  The meeting looked in detail at the Eastern access option.  

This would be just north of where the existing footpath 744 crosses the bypass, and Peter 

explained how the traffic signal junction would work and the problems with it. 
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Peter also explained the Southern Access option of a 4th arm on the southern roundabout at 

the end of the Bypass, and showed a plan for the direct sloping road up to Cane Hill. TfL had 

put in writing that they were satisfied that the Southern access onto the roundabout would be 

satisfactory in traffic terms.  However TfL said the Eastern Access would cause delay to all 

traffic, and they would object unless this could be resolved. 

At a meeting in December between Residents’ Associations and Croydon Council, Cllr Mike 

Fisher said that LBC would pay for the Eastern access, if TfL agree this is feasible, but it is 

thought that Transport for London (“TfL”) favour the Southern exit and are unlikely to allow 

the Eastern exit on traffic grounds.  TfL have an obligation to keep traffic moving.  Barratts 

are not offering any solution or amendment to their plans.   

There had been a further meeting with TfL and RAs on 3 April, when TfL confirmed there is 

no blanket policy about access onto the TfL road network, including the A23 and the Bypass.  

There had been a good discussion, but TfL are not offering any solutions at present, and 

suggested pressurising the mayor. 

Most of the objections lodged with LBC stem from traffic concerns, but others think there are 

too many houses, there will be two parking spaces per house allocated, but only 21 

additional visitor spaces for the entire site.  Private parking enforcement will manage 

potential commuter parking on site.  There has been some talk of a bus serving the site, but 

no details given to date 

Q. What will be the impact on the Marlpit Lane Roundabout of the currently planned 

accesses? 

Barratts originally claimed there were a maximum of two cars queuing in Marlpit Lane to get 

into the roundabout.  They then conducted video surveys and accepted there is queuing 

back along LGR from the PO to the ML roundabout and beyond.  However the council say it 

is slow moving, not stationary for a while.  In fact there are stop-start queues extending back 

half a mile.  This is crucial to the traffic issue, as in fact any more Cane Hill and LGR traffic 

would make congestion, queues, delays and journey times much worse. 

Traffic emerging from Marlpit Lane joins traffic heading north and there is often no gap to join 

traffic heading into Lion Green Road which is often stationary, blocking traffic trying to get 

into the right lane to continue through the town centre.  The applicants predict that 204 cars 

will leave CH during the peak hours but they also say there will be a total of 5-7 vehicles a 

minute, which is 300-420 vehicles during the peak hour, so the traffic surveys are clearly 

flawed.  The traffic surveys yielded predictions that 27% of this traffic goes into LGR with 

45% north onto the bypass, with 23% turning right to go south.   

No account has been taken or assessment made of rat running through suburban roads 

such as Hollymeoak Road, Fairdene Road and others in that area, causing potential dangers 

to pedestrians, including children.  This is likely to increase with these developments, and 

more so if there is no access for Cane Hill onto Portnalls Road  
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Q. So, everybody is leaving Cane Hill, isn’t anybody going in? 

It is projected that approximately 100 people will be going into CH in the am peak.  In the pm 

peak it is projected as 160 out and 245 in. 

The applicants say the am peak hour two way flow will be 314, and the pm peak hour two 

way flow will be 405, however it is known the am peak is more concentrated, so this 

prediction must be wrong.  The OUT am peak flow is the crucial one, and the 204 figure 

seems very low, but that is needed to make the traffic data work. 

Regardless, the traffic data here is inconsistent with known facts. 

Q.  What is the split expected between the two exits? 

The developer claims that 75% of the traffic will use Marlpit Lane (200 vehicles per hour) and 

25% will use Portnalls Road (50 vehicles per hour – half of which will head towards 

Chipstead).  This is hotly disputed and this issue would feature heavily in a Judicial Review. 

Comment: Charles King (ECRA) + Diane Hearne (HADRA)– We support a Portnalls 

Road exit as we don’t want CH to become another Netherne – isolated! 

Statements from politicians present:- 

Lib Dems – Gill Hickson. I went to the meeting,  followed party line as expected. We 

opposed both applications, and will carry on objecting.  The danger with a judicial 

review is that we don’t want to be seen to be anti-housing. 

Green Party – Jay Ginn – Land grab is illegal from Green Belt.  700 homes are too 

many – don’t need houses of 5-6 bedrooms.  18% affordable is too low – could be 

35%.  Full permission only given for houses in middle portion so could be scope for 

changes 

UKIP – Danny Fullilove.  I live in Chipstead Valley Road, have worked at the Advertiser 

for 20 years and am a father.  I wouldn’t have a whip on the council so can vote how I 

wish on proposals.  I am deeply concerned about these sites. 

Labour – Charlie King standing in CE.  TfL say that roundabout exit is ok on traffic 

grounds, but wouldn’t approve exit onto bypass unless traffic problem is resolved. 

Conservatives: Mario Creatura – standing in CW.  I come to this with a fresh pair of 

eyes. I want the best outcome for the residents so will be looking at this issue and will 

not take anything for granted as to the way people will vote, but do lobby the Mayor. 

 

What happens now – what are the options? 

1. A Judicial Review?  Peter Jarvis from Chipstead (who personally, and alone, 

submitted the JR which got the Masterplan scrapped) said there was a good case for a JR 

and because it is expensive to undertake, was gratified that from the show of hands, the vast 

majority were in favour of this. 
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2. There is a £9 million Community Infrastructure Levy available from Barratts which will 

be given to Croydon Council to help with local problems that arise as a result of such 

developments (e.g. for school place issues etc), but in answer to a question, there is no 

obligation for LBC to use it in Coulsdon and although LBC (Mike Fisher) has said it could be 

used for the Eastern access this is of no use if TfL won’t allow it and if there is a change of 

power in May, the new administration might not honour this promise! 
 

3. The Cane Hill application has to be approved by the Mayor, and he may call in the 

LGR scheme, so he could be lobbied to call for further investigation or other changes.  

People can also lobby for them to be called in by the Secretary of State. 
 

4. Several aspects of the traffic for both these applications have not been taken into 

account, for example the new Waitrose Distribution Centre which is being built at Ullswater 

Crescent (the previous building on this site has been unoccupied, but its previous use 

generated traffic No EIA was carried out – so the impact of increased traffic was not 

assessed that way. 
 

5.  It is of course only weeks until the local elections, so we would like to ask all our 

candidates to help get us justice in whatever way they can.  It is proposed to hold at least 

one Coulsdon hustings in the next few weeks.  It is regrettable that no Councillors from either 

of the wards have come along to express their views. 
 

6. It would be helpful if everyone who came to the meeting could tell people what is 

going on and share these notes with them.  OCRA, ECRA and CWRA all have Facebook 

pages and all are encouraged to make full use of these.  The notes of this meeting will be 

put on the Croydon Communities Consortium website www.croydoncc  (TBA once notes are 

ready) and on Residents’ Associations websites if they are willing to do so. 
 

7. You can support an exit from Cane Hill onto the bypass or onto the A23 roundabout at 

the end of the bypass by writing or emailing the Mayor, Boris Johnson at London Mayor, 

Boris Johnson, City Hall, Queens Walk London SE1 2AA or email mayor@london.gov.uk'. 

 

8. You can write to Croydon Council – development.management@croydon.gov.uk and 

complaints@croydon.gov.uk briefly saying why you object to the planning decisions. 

Thanks were given to Peter Morgan, for organising the meeting and for the amazing work he 
is doing on this, to Richard Thurbon for chairing, Janet Stollery, an organiser of the meeting, 
for printing up the agenda/background material and taking the minutes, Roger Clark for 
operating the equipment, Lynne Rothberg, an organiser of the meeting and thanks also to 
Save Coulsdon, the original and primary lobbying movement for opposing the developments 
in their current form, to the Coulsdon traders for displaying the posters (printing kindly 
donated by Express Copy and Gary of Advance Copy) and to Croydon Communities 
Consortium Committee (Elizabeth Ash and Clive Locke) for providing the refreshments for 
this meeting and coming along to support us tonight, as well as offering to put material on 
their Facebook and website.  Thanks are also given to everyone who helped with the chairs.   

Close 955pm 

http://www.croydoncc/
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