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1. Introduction 

1.1 Overview 

1.1.1 This document is the Non-Technical Summary of the Environmental Statement (ES) that accompanies 

the outline planning application for the regeneration of Crystal Palace Park (hereafter referred to as ‘the 

Proposed Development’). The site of the Proposed Development (hereby referred to as ‘the Park’) is 

located within the boundary of the London Borough of Bromley (LBB) but lies on the border of several 

other boroughs, including the London Boroughs of Southwark, Lambeth, Croydon and Lewisham.  

1.1.2 LBB (hereafter referred to as ‘the Applicant’) is seeking outline planning permission for regeneration of 

the Park. The Proposed Development will comprise the following elements:  

• Landscaping works within the Park (hereafter referred to as ‘the landscaping works’); 

• The construction of up to 210 residential dwellings (hereafter referred to as ‘the residential 

development’); and 

• The redevelopment and extension of the Capel Manor College campus in the Park (hereafter 

referred to as ‘the Capel Manor College redevelopment’). 

1.1.3 The outline planning application will be sent to LBB as ‘the Authority’ to determine whether planning 

permission should be granted. Measures implemented by LBB have ensured that these two roles are 

separate to eliminate bias. This is a requirement of Regulation 64 of the Town and Country Planning 

(EIA) Regulations 2017. This includes LBB as the Applicant employing external independent advisors to 

prepare the outline planning application.  

1.2 What is an Environmental Impact Assessment? 

1.2.1 An Environmental Impact Assessment (EIA) is a process to ensure that planning decisions are made, in 

this case by LBB as the Authority, with full knowledge of the likely significant environmental effects of a 

Proposed Development. The outcome of the EIA process is reported within the ES. 

1.2.2 The objective of the EIA is to identify any likely significant effects that may arise from the Proposed 

Development and to identify measures to prevent, reduce or offset any adverse effects and to enhance 

any beneficial effects. During the EIA process for the Proposed Development, opportunities and 

management measures have been identified and incorporated within the development proposals to 

prevent or reduce any adverse effects and to enable for sustainable design and construction principles 

to be embedded within the Proposed Development. 

1.2.3 The EIA informs the decision of whether to give consent for the Proposed Development to proceed and 

helps frame any planning conditions. 

1.2.4 The ES comprises the following documents: 

• ES Non-Technical Summary (NTS) – This document, which provides a summary of the Proposed 

Development and the findings of the ES in non-technical language; 

• ES Volume I: Main Document ‒ This presents the findings of the EIA and is divided into a number 

of background and technical chapters supported with figures and tabular information for clarity of 

reading; and 

• ES Volume II: Technical Appendices – Additional reports and survey data which provide further 

detail on the technical assessments undertaken and information used to inform ES Volume I. 

1.2.5 This ES complies with the requirements of the Town and Country Planning (Environmental Impact 

Assessment) Regulations 2017 (as amended 2018) (the ‘EIA Regulations’) (Ref 1-1) and forms part of 

a suite of documents submitted as part of the planning application for the Proposed Development. 
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1.3 Planning Background 

1.3.1 In 2007, an outline planning application was submitted for the Crystal Palace Park Masterplan, which 

comprised of the demolition of a number of buildings and structures; the removal of areas of 

hardstanding and trees; remodelling of ground levels; construction of a range of sports and park related 

buildings; improvements to the entrances; creation of new vehicular and pedestrian routes; 

reconfiguration and relocation of car parking; and the creation of landscape features (hereafter referred 

to as ‘the 2007 Scheme’). The proposals also identified two sites for housing, the Rockhills and 

Sydenham Residential, as well as substantial landscaping, tree planting and other improvements.  

1.3.2 An EIA was undertaken for the 2007 Scheme. The ES (Ref 1-2), including a suite of technical reports, 

was submitted with the planning application. The 2007 Scheme was granted planning permission in 

2010. However, the funds to deliver the £67 million scheme were not identified at this point and this 

prevented the 2007 Scheme being implemented 

1.3.3 Since the 2007 Scheme, the Crystal Palace Park Regeneration Plan has been developed (Ref 1-3), and 

the Proposed Development represents the aims of the Regeneration Plan. It should be noted however, 

that the 2007 Scheme is considerably different to the Proposed Development, particularly in relation to 

the removal of the National Sports Centre (NSC) from the Application Site and fewer landscaping 

proposals.   

2. Existing Site and Surroundings 

2.1.1 The Site makes up the majority of Crystal Palace Park (a Historic England Grade II* Registered Park 

and Garden (also referred to as ‘the Park’ in this report)) in the LBB, which is approximately 80ha in size 

and is centred on National Grid Reference TQ342709. The Registered Park and Garden designation 

includes most areas of the Park but does not cover areas of residential properties around the northern 

and eastern edges of the Park.  

2.1.2 The red line boundary of the Site and the extent of the Registered Park and Garden designation is shown 

in Figure 1.  

2.1.3 The Park is enclosed by walls and fencing and is bounded to the north by Westwood Hill (A212); to the 

north-east round to the south-east by Crystal Palace Park Road (A234); to the south-west by Anerley 

Hill; and to the west and north-west by Crystal Palace Parade (A212). Thicket Road provides the 

boundary to the south-east, while the railway line which runs between London and Beckenham forms 

the boundary to the south. The Crystal Palace campus of Capel Manor College is also located along the 

southern edge of Crystal Palace Park. 

2.1.4 The Site is owned and managed by LBB, who are the local planning authority for the entire Park, 

including the NSC. The Mayor of London, through the Greater London Authority (GLA), are the long-

term lease owners of the NSC, which occupies approximately 10.1 hectares inside the Park. The lease 

for the NSC runs for 125 years from 2006. The Proposed Development will not include any development 

of the NSC.   

2.1.5 The majority of the Site comprises open green space which is open to the public, with two small lakes 

in the north and south-eastern parts of the Site. The gardens and pleasure grounds are situated on the 

lower slopes to the east and along the north side of the Park. From the Penge entrance in Thicket Road, 

a tarmac road leads northwest up though the centre of the Park. Amongst the green space, there are 

several notable developments within the Park. The Crystal Palace Caravan Club is present at the 

northwest corner of the Park, and is located next to the iconic transmitter tower, which is owned and 

operated by Arqiva. On the southwestern border of the Park is the Crystal Palace Museum and Brunel 

designed South Water Tower. The Museum details the history of the Crystal Palace with photos, 

documents and ceramics. The Lower Lake at the southern side of the Park contains the Crystal Palace 

Dinosaurs, which were built in the 1850s as an attraction and are now designated as Grade I listed 

structures. Crystal Palace Park Café and the Crystal Palace Park Information Centre are situated on the 

eastern side of the Park. Throughout the Park there are various recreational areas including, a 

playground, a skate park, a maze and open lawns for the public to enjoy. The NSC is located in the 
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centre of the Park and contains a variety of sports facilities. The immediate surroundings of the Site are 

predominantly densely populated residential use with other mixed uses, such as retail and transport.  

2.1.6 Water bodies within the Site include the ‘Tidal Lake’ (also referred to as the ‘Lower Lake’) in the southeast 

part of the Park; the ‘Intermediate Lake’ in the northeast part of the Park; a pond in front of the concert 

bowl; a small circular, steep concrete walled pond opposite the car park in the centre of the Park; and a 

rectangular pond beside Capel Manor College along the southern edge of the Park. 

2.1.7 The locations of the key features within the Park are shown in Figure 2.  

3. Alternatives and Design Evolution 

3.1.1 Alternatives analysis is a key part of the EIA process and serves to ensure that environmental 

considerations are built into the project design at the earliest possible stage. The alternatives to the 

proposed development that have been considered by the Applicant include: 

• The ‘No Development’ / ’Do Nothing’ Alternative; 

• Alternative Sites; and  

• Alternative Designs. 

The ‘No Development’ Alternative 

3.1.2 The ‘No Development’ Alternative refers to the option of leaving the Site in its current state.  

3.1.3 For the Park, this assumes the continuation of the current management. This would result in several 

negative effects, including the loss of opportunity to improve the following: 

• Amount and quality of public spaces;  

• Historic landscape and listed buildings; 

• Pedestrian permeability; and 

• Safety within the Park.  

3.1.4 For Capel Manor College, this would involve leaving Capel Manor College in its current state. Capel 

Manor College is the only specialist Further Education (FE) College providing high quality land-based 

education and training in London. Sufficient space is required for storage of equipment, materials, animal 

feeds and space for processing green and animal waste. Leaving Capel Manor College in its current 

state would leave it unable to deliver its education function at Crystal Palace.  

3.1.5 Proceeding with the ‘No Development’ Alternative was therefore considered an unviable position. 

Alternative Sites 

3.1.6 As the vision and aims of the Proposed Development are intrinsically linked to the regeneration of Crystal 

Palace Park, an assessment of alternative sites is not possible. However, alternative locations for the 

residential developments within the Park have been investigated.  

3.1.7 Nine alternative sites for the residential developments within the Park were identified. Some of these 

alternative sites were originally considered in the 2007, with further alternative sites considered from 

2016 to 2018. All nine alternative sites were located on the periphery of the Park, with easy access from 

adjacent roads and potential capacity to integrate with existing residential developments.  

3.1.8 The two locations selected are Rockhills and Sydenham Villas. The justification for this being that both 

locations have been previously developed and provide an opportunity to restore the line of villas that 

enclosed the Park from the 1870s to the 1950s. These locations are also deemed to have fewer 

development concerns, as the ground surface is relatively level at these locations, there are surrounding 

mature trees and shrubs to integrate them into the Park, and there are existing vehicle access points. 
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3.1.9  Alternative sites for Capel Manor College within Crystal Palace Park, the wider Crystal Palace area and 

the south of London were also investigated, however, the existing Farm and Anerley Hill sites were 

considered to be the most suitable for a range of factors, including greater chance of securing planning 

permission, more secure long-term tenure, safe and easy public transport access and sufficient outdoor 

space. 

Alternative Designs 

3.1.10 A number of alternative designs have been considered during the evolution of the Proposed 

Development, which has included the development of a masterplan in 2007 and an option appraisal of 

six options as part of the development of the regeneration plan in 2016 to 2017. Throughout this design 

process, there has been frequent consultation with the LBB and other statutory and non-statutory 

stakeholders, including a comprehensive community engagement programme. 

3.1.11 The consultation process has resulted in amendments to the design of the Proposed Development. 

Within this process, there were six main alternative designs which were based on those used in the 

2007 masterplan. Those alternative designs provided a wide variety of options for the Park, which 

allowed stakeholders to comment on what they felt best achieved the aims of the regeneration project. 

Those aims included re-establish the national and international significance of the Park through repairing 

infrastructure, conserving and restoring the historical assets, reconnecting the central walk and Paxton 

Axis through the Park, and restoring the architectural presence and grandeur of the Italian Terraces.  

3.1.12 This process concluded in the following key principles that would be incorporated into the Proposed 

Development: 

• A formal garden to be laid out on the Upper Palace Terrace to represent the footprint of the former 

Palace, restore the focus of the Park and provide an opportunity to showcase horticulture in the 

Park. Lines of trees to be planted to provide enclosure and to represent the former Palace structure; 

• A Cultural Venue to be constructed, comprising of approximately 3000m2 three storey building 

connected to the Grade II* listed subway under Crystal Palace Parade. The Cultural Venue to 

provide access to the subway and visitor facilities; 

• A renovation of the Lower Palace Terrace to create a serviced area for temporary facilities to service 

events on the Italian Terraces; 

• The Lower Italian Terrace is to be refurbished to form a large open event space with service points 

at key locations to facilitate event staging; 

• A removal of hard-surfaced car and coach parking within the Transitional Landscape and restoration 

to parkland to restore historic views; 

• A restoration of all heritage assets, including those on the Heritage at Risk register to facilitate their 

removal from the register. Works to include renovation of the terrace walls, the North and South 

walls and railings, Rockhills gatepiers, bust of Sir Joseph Paxton and continued restoration of the 

Grade I listed pre-historic animal structures (dinosaurs); and 

• A replacement of the caravan site with a new public entrance into the park from the northwest and 

new accessible public park including a new natural play area. 

3.1.13 It is considered that these elements incorporated into the Proposed Development provides many 

benefits to the Park, most notably increase in accessible Park and opportunity for income generation 

from events, a cultural offer in the form of the Cultural Venue and conservation of heritage assets. 

4. The Proposed Development 

Overview 

4.1.1 As a result of the design evolution discussed above, the key components of the Proposed Development 

include the following elements:  

4.1.2 Landscaping works within the Park (hereafter referred to as ‘the landscaping works’); 
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4.1.3 The construction of up to 210 residential dwellings (hereafter referred to as ‘the residential 

development’); and 

4.1.4 The redevelopment and extension of the Capel Manor College campus in the Park (hereafter referred 

to as ‘the Capel Manor College redevelopment’). 

Landscaping works 

4.1.5 The landscaping works within the Park will include the following elements: 

• Conservation and repair of heritage assets including: 

o A section of the Crystal Palace basement wall (Paxton Tunnel Wall);  

o The Upper and Lower Italian Terrace walls 

o The Bust of Sir Joseph Paxton; 

o The Gatepiers to Rockhills; 

o The North and South Railings and Walls, Crystal Palace Parade; 

o The Prehistoric Animal Structures; and 

o The Colonnade wall. 

• Landscape improvements including: removal of clutter, redundant fencing, etc.; improvements to 

pedestrian routes; enhancement of habitat diversity; restoration of historic views and the central 

park axis; re-establishment of parkland and associated landscape; 

• Earthworks to re-profile the landscape on the Upper and Lower Palace Terraces, , to create gardens 

on the Upper Palace Terrace and install utilities infrastructure (for temporary use) on the Lower 

Palace Terrace to support events on the Italian Terraces; landscaping to the Italian Terraces and 

installation of utilities infrastructure to create large open event space and earthworks to re-profile 

landscape in the Transitional Landscape area; 

• Full and partial removal of hard surfaces including: car/coach parking areas within the Transitional 

Landscape area, comprising a net removal of 339 car and coach parking spaces; removal of existing 

playground within the Cricket Ground area to be replaced by three new playgrounds within Tidal 

Lakes area, the Cricket Ground area and English Landscape area; 

• Installation of wayfinding signs and low energy lighting on footpaths; surface water drainage 

systems and benches;  

• Change of use of Caravan Site to part public open space and part residential;  

• Dismantling and reconstruction of Crystal Palace Park Road maintenance depot up to 530 sqm to 

be located beside Sydenham Gate; 

• Alteration to highways access at Anerley Hill Gate entrance, Penge Gate car park, Old Cople Lane 

(Rockhills Gate), Sydenham Gate car park; and 

• Creation of 3 additional accesses for the residential elements at Rockhills and Sydenham.; 

• Improvements to highway, pedestrian and cycle access points at Penge Gate, Sydenham Gate 

Norwood Gate and Anerley Hill;  

• Modification of public car and coach parking areas to provide 136 car parking spaces and 10 coach 

spaces, including: 

o The provision of 47 new car parking spaces at Rockhills Gate, including 4 accessible; 

o The re-provision of 10 coach parking spaces at Rockhills Gate; 

o The removal of 15 car parking spaces at Sydenham Gate to provide 55 car parking spaces, 

including 4 accessible; 

o The removal of 10 car parking spaces at Penge Gate to provide 23 car parking spaces, 

including 2 accessible; 

o The removal of 47 car parking spaces at Sports Centre Road to provide 6 car parking spaces;  
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o The retention of 4 car parking spaces at Crystal Palace Museum;

o The provision of one new accessible car parking space at the Cultural Venue.

• Demolition of the following structures / features within the Park:

o Nursery near Sydenham Gate;

o Rangers’ Lodge near Sydenham Gate;

o St Johns Ambulance building on Crystal Palace Park Road;

o St Johns Ambulance facility and associated storage buildings in Transitional

Landscape area;

o Buildings at Caravan Club;

o Maintenance shed east of Crystal Palace Museum;

o Park Depot near NSC; and

o Crystal Palace Park Visitor Centre

o Existing Capel Manor College buildings and hard surfacing

o Four substations (2 adjacent to Penge Gate, one in the Transitional Landscape, and

one on the Lower Palace Terrace)

• Breaking up of surface car parking/areas of hardstanding.

The Residential Developments

4.1.6 The residential development includes the following two sites:

• Rockhills’ – 140 permanent residential dwellings (Use Class C3) in 2 blocks of up to 12,150 sq. m

with a maximum of 5 storeys together with 84 car parking spaces inclusive of 10 disabled spaces,

252 long stay bicycle parking spaces and 18 short stay bicycle parking spaces; and

• ‘Sydenham Villas’ – 70 permanent residential dwellings (Use Class C3) in 6 blocks of up to 6,697

sq. m with a maximum of 4 storeys together with 43 car parking spaces inclusive of 4 disabled

spaces, 128 long stay bicycle parking spaces and 8 short stay bicycle parking spaces.

4.1.7 The residential development will also involve the construction of the following new buildings:

• A three-storey Cultural Venue (Use Class D1) with viewing platform comprising up to 791sqm,

together with the change of use of the eastern end of the Crystal Palace subway to museum /

interpretation centre (Use Class D1). The building will sit on the Park side of the subway at ground

level. It will be integrated into the historic structure through connection with the staircases. Entry to

the subway will be managed as visitors will have to enter through the staffed cultural venue at

ground level to access the historic subway site. The first and second floor of the Cultural Venue will

comprise flexible exhibition space and on the ground floor kitchen and toilet facilities. The toilets will

be accessible from the Park. The Cultural Venue has a lift and stairwell on the northern side of the

building as well as staircases on the ground floor connected to the subway.

• A two-storey Community Centre (Use Class D1) of up to 670sqm at ‘Rockhills’. The building will

have a differentiated design than the proposed residential development. The Community Centre will

be located on the east side of the parking area and will be on the Park side of the proposed

residential development. The first and ground floor will comprise community space and on the first

floor an outdoor balcony will face the Park allowing views over the Park.  The Community Centre

has a lift and stairwell on the northern side of the building as well as a staircase on the east side of

the building.

• A single-storey Information Centre (Use Class D1) of up to 150qm. The building will be located on

the site of the existing Information Centre. It will have a smaller footprint and will comprise an office

for a community group and a meeting room with associated toilets and small kitchen.

Capel Manor College Redevelopment

4.1.8 An educational institution (Use Class D1) in 2 buildings up to a total of 4,516sqm comprising:

• Anerley Hill Site – erection of a single storey teaching building comprising 737sqm:

− Demolition of organic waste site and historical artefact containers; and
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− Construction of a new building including teaching, workshops and glasshouses; and  

− Removal of 6 trees and a group of smaller trees. 

• Farm Site – erection of a teaching and animal care building comprising 3,399sqm over part 2/part 

4 storeys together with 380sqm of ancillary shelters and outbuildings. 

− Demolition of existing buildings in the southeast of the Farm Site, including the laboratory and 

classrooms, bin store, stables, greenhouses and animal pens;  

− Construction of new buildings in the southeast of the Farm Site in a reconfigured layout to 

make better use of space, including a learning resource centre, dining hall, teaching block and 

animal enclosures; 

− Installation of lightweight structures for animal shelter in the northwest of the Farm Site; 

− Creation of a new public entrance at the northwest of the Farm Site with signage to make clear 

the public are allowed to visit; and 

− Removal of 9 trees. 

Demolition and Construction 

4.1.9 Provisional phasing for implementation of the landscaping works has considered five key factors; 

• Requirement for further Reserved Matters Applications; 

• Funding availability; 

• Capacity of the Park to maintain public access whilst securing construction areas; 

• Heritage and community benefits of each phase; and 

• Increasing opportunities for income generation during the implementation period. 

4.1.10 Two principle phases are therefore proposed. These are then split into sub-phases:  

4.1.11 Phase 1 will focus on the western half of the Park: Anerley Hill Edge, the Palace Terraces and the Italian 

Terraces. The western half of the Park is currently underused and relatively uninviting. Regeneration 

works will open-up these areas and greatly improve their appearance and appeal. Access to these areas 

will be restricted during the works but in general these areas are currently less popular than other areas 

which will remain open to the public. In addition, works to the dinosaurs and their setting in the Tidal 

Lakes will restrict access but the nature of the works will allow some use by the public. The new dinosaur-

themed play area will be constructed before removal of the existing play area.  

4.1.12 Phase 1 will be split into two sub-phases: Phase 1A will focus on the Italian Terrace and the Tidal Lakes, 

including the Information Centre; and Phase 1B will focus on the Palace Terrace and Anerley Hill Edge. 

Phase 1 therefore revolves around the restoration of the most significant heritage assets in the Park, 

including two on the Heritage at Risk register. The assets are the dinosaurs and their setting, the terrace 

walls and the North and South railings and walls on Crystal Palace Parade. The setting and access for 

the newly restored Crystal Palace Subway, another Heritage at Risk feature is also enhanced.  

4.1.13 Phase 2 will focus on the centre of the Park and its northern edge: English Landscape, Transitional 

Landscape, Cricket Ground and Paxton Axis.  The second phase is expected to start on site after 

completion of Phase 1. The works associated with Phase 2 are more discreet compared to the Phase 1 

works, enabling parts of these areas to be remain publicly accessible during construction. By placing 

the delivery of the Transitional Landscape and the Paxton Axis into the Phase 2 it also enables the 

adjacent NSC regeneration scheme to be sufficiently developed to be co-ordinated with the Park 

regeneration scheme. This may provide some economies, including the potential to re-use materials 

and minimise issues along the interface between the two schemes.  

4.1.14 Phase 2 will be split into two sub-phases: Phase 2A will be focussed on the English Landscape and 

Transitional Landscape including the upper section of the Paxton Axis which runs through the 

Transitional Landscape. Phase 2B will be focussed on the Cricket Ground and associated lower section 

of the Paxton Axis. Phase 2 restores the central axis through the Park and improves key views, which 
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together with Phase 1 and the NSC project will facilitate the removal of the registered park from the 

Heritage at Risk register. 

4.1.15 For Capel Manor College, there is are no specific phasing requirements as both the Anerley Hill site and 

the Farm site can commence in tandem as there is currently teaching accommodation available within 

the North stand of the NSC. 

5. EIA Methodology 

5.1.1 The environmental effects of the Proposed Development have been assessed both during construction 

and once the Proposed Development is complete and occupied. The effects are described in terms of 

changes to the existing situation (the baseline). EIA assesses environmental effects on resources (such 

as archaeology) and receptors (such as human beings). The significance of the environmental effects 

has been assessed by judging the sensitivity (that is, the importance) of a resource or receptor against 

the magnitude (that is, the scale or extent) of the predicted impact. The duration and geographic scale 

of the effects have also been taken into account. 

5.1.2 The EIA has assumed certain aspects of the design, such as landscaping proposals and drainage design 

that will help to limit the extent of potential environmental effects. It also assumes mandatory application 

of a Construction Environmental Management Plan (CEMP), which the Applicant will require contractors 

to prepare, based upon the measures set out in the ES, before they start any construction work.  

5.1.3 Where significant effects are still likely to occur, additional measures are proposed to reduce effects 

where practicable. Any effects that remain, once these measures are taken into account, are reported 

as ‘residual effects’.  

5.1.4 The content or ‘scope’ of the EIA was agreed through the production of an EIA Scoping Report. Following 

the provision of ‘Scoping Opinions’ by London Borough of Bromley (LBB), the following environmental 

topics are addressed in detail in the EIA: 

• Air Quality; 

• Cultural Heritage; 

• Ecology and Biodiversity; 

• Ground Conditions and Contaminated Land; 

• Noise and Vibration; 

• Socio Economics; 

• Townscape and Visual Impact; and 

• Transport and Access. 

5.1.5 Topics are scoped out of the EIA where it is considered that the effects to arise from the Proposed 

Development on these topics are not likely to be significant and as such do not require further 

assessment within the EIA. The topics scoped out include: 

• Arboriculture; 

• Climate Change; 

• Daylight, Sunlight, Overshadowing and Solar Glare; 

• Flood Risk; 

• Human Health; 

• Lighting; 

• Major Accidents and Disasters; and 

• Water Resources. 
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5.1.6 A development of this nature is certain to have some effects on the environment, both beneficial and 

adverse. What is important is that ‘significant’ adverse effects are identified and reduced through the 

design process, or through other mitigation measures. ‘Significant’ effects are considered to be those 

effects which represent key factors or material influences in the decision making process. 

5.1.7 The beneficial effects are also reported in the ES to ensure the benefits arising from the proposed 

development are realised and the balance of issues is understood. The remainder of this Non-Technical 

Summary sets out the findings of the ES, on a topic by topic basis. 

6. Findings of the Environmental Statement 

6.1 Air Quality 

6.1.1 ES Volume I Chapter 5: Air Quality presents the findings of an assessment of the likely significant effects 

of the Proposed Development on air quality. 

6.1.2 The air quality assessment considers the potential for the Proposed Development to generate dust 

during the demolition and construction phase, as well as the potential air quality impacts of additional 

road traffic generated by the Proposed Development once complete and operational are also assessed. 

Where necessary, mitigation measures are proposed to reduce air quality impacts. 

Effects during Construction 

6.1.3 The air quality assessment for the construction phase considered the impact of dust generated by 

demolition, earthworks, construction and trackout. With effective mitigation measures and management 

in place, the effects of dust are not considered to be significant. Specific mitigation measures are listed 

in ES Volume I Chapter 5: Air Quality.  

Effects during Operation 

6.1.4 The air quality assessment for the operational phase predicts what air quality will be like in 2024 when 

the Proposed Development is complete and occupied (referred to as ‘the future baseline’). 

6.1.5 When combining the future baseline with predicted emissions generated by the Proposed Development, 

the predicted nitrous oxide (NO2) concentrations remain below air quality targets for the area at all 

nearby sensitive receptors. The maximum change in annual concentrations of NO2 is predicted to be 

0.5 µg/m3 at A234/Sydenham Avenue, which is not significant.  

6.1.6 Another key air quality indicator is particulate matter that is 10 micrometres or less in diameter (PM10). 

The predicted PM10 concentrations are below air quality targets for the area at all nearby sensitive 

receptors. The maximum change in annual concentrations of PM10 is shown to be 0.1 µg/m3, which is 

not significant. 

6.1.7 The predicted total emissions generated by additional car trips to and from the Proposed Development 

are well below the set benchmarks for this type of development. Consequently, the Proposed 

Development is considered to be ‘air quality neutral’ with respect to transport emissions. 

6.2 Cultural Heritage 

6.2.1 ES Volume I Chapter 6: Cultural Heritage of the ES presents the findings of an assessment of the likely 

significant effects of the Proposed Development on archaeological assets and built heritage assets 

within the Site and the surrounding area. The assessment considers impacts on archaeology and built 

heritage during enabling works, demolition, construction and once the Proposed Development is 

complete and occupied.  

6.2.2 A review of the existing Site identified six archaeological assets within a study area surrounding the site. 

Two of these archaeological assets are within the Site. These include the site of the former Crystal 

Palace itself, which is within Crystal Palace Park. In addition, 45 built heritage assets were identified 
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within a study area surrounding the Site. This study area included grade I and II* listed buildings up to 

1km from the Site.  

6.2.3 The Site itself is designated as a grade II* Registered Park and Garden. Within 1km of the Site, are 25 

grade II listed buildings; two grade II* listed buildings and one grade I listed building. Of these, eight are 

located within the Site boundary, which includes six grade II listed buildings, one grade II* listed building 

and one grade I listed building. 

6.2.4 The Site is also designated as the Crystal Palace Park Conservation Area. A further five conservation 

areas are also located either wholly or partly within the 500m of the Site. 

Enabling Works, Demolition and Construction Phase 

6.2.5 This assessment has concluded that there will be no significant effects on either archaeological assets 

or built heritage assets during the enabling, demolition or construction phases. 

Complete and Operational Development 

6.2.6 The assessment has concluded that the Proposed Development will have significant beneficial effects 

on built heritage assets within the Site, predominately due to the enhancement to their setting and 

fulfilment of their intended role.  

6.3 Ecology and Biodiversity  

6.3.1 ES Volume I Chapter 7: Ecology and Biodiversity presents the findings of an assessment of the likely 

significant effects of the Proposed Development on the ecology of the Site and surrounding area. The 

assessment considers effects on designated sites, habitats and protected species.   

6.3.2 The existing ecological baseline of the Site was identified through the following desk-based studies and 

field surveys:  

• Desk-based studies of designated sites, habitats and protected species; 

• Review of existing survey data which was completed to inform a previous ES in 2007; and 

• Field surveys carried out by AECOM during June, September and October 2017; April and May 

2018; and July, August and September 2019. 

6.3.3 This information allowed an ecological baseline to be developed, which in turn allowed an assessment 

of the importance of ecological receptors within and around the Site to be made. The assessment 

considers the potential impacts during the enabling works, demolition, construction and once the 

Proposed Development is complete and occupied.  

Mitigation and monitoring during Construction 

6.3.4 It has been assessed that, taking into account standard ecological mitigation measures that will be 

implemented during the construction phase, there will be no significant effects on ecology during 

construction. Standard mitigation measures include the implementation of a CEMP, which will include 

procedures for the constructor to follow to minimise potential impacts caused by accidental pollution 

incidents, noise, dust, and temporary lighting. 

Mitigation Once the Proposed Development is Complete and Occupied 

6.3.5 Although the Proposed Development will result in a net reduction in the total vegetated area of the Site, 

there will be an increase in the habitat diversity of the Site, including habitats of better value to wildlife, 

new tree planting, sustainable drainage systems (SuDS) such as attenuation basins and swales, as well 

as the incorporation of more floristically diverse grasslands. No significant environmental effects are 

predicted once the Proposed Development is complete and occupied, including on foraging and 

commuting bats and breeding birds.   
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6.4 Ground Conditions and Land Contamination  

6.4.1 ES Volume I Chapter 8: Ground Conditions and Land Contamination presents the findings of an 

assessment of the likely significant effects of the Proposed Development on ground conditions and land 

contamination.  

Mitigation measures during construction and Demolition  

6.4.2 It has been assessed that, following the implementation of ground investigation works prior to 

construction and the implementation of appropriate mitigation measures during construction, there are 

no significant effects as a result of the Proposed Development on ground conditions and land 

contamination.  

Mitigation measures during operation 

6.4.3 As a result of the implemented mitigation during the construction phase of the Proposed Development, 

there is no risk of significant effects on ground conditions and land contamination one the Proposed 

Development is complete and occupied. No further mitigation measures are required. 

6.5 Noise and Vibration 

6.5.1 ES Volume I Chapter 9: Noise and Vibration presents the findings of an assessment of the likely 

significant effects of the Proposed Development on noise and vibration. 

6.5.2 The study area that was considered for the noise and vibration assessment includes the Proposed 

Development and nearby sensitive receptors (e.g. residential properties), that may be affected by noise 

and vibration during the construction and operation of the Proposed Development. 

6.5.3 Baseline surveys were undertaken to establish the existing noise and vibration conditions around the 

Site. Measurements were taken at the locations of existing and future receptors sensitive to noise and 

vibration. 

Effects during Construction  

6.5.4 It is considered that the greatest noise generation by the Proposed Development will be during the 

demolition phase, including when existing hard-standing surfaces within the Park are broken and 

removed. The noise generated during the construction phase of the Proposed Development is likely to 

vary across different construction phases and activities. After the implementation of appropriate noise 

mitigation measures, including regular communication with any affected residents, the effects of 

construction noise across most of the Site has been assessed as not significant. However, there will be 

a significant effects as a result of construction noise at monitoring locations R23 and R28. R23 is located 

around 25-27 Crystal Palace Park Road, where the Sydenham Villas residential development is 

proposed around the edge of the Park. R28 is located at the location of the National Sports Centre, 

which the Site surrounds. However, these significant effects will be temporary and limited to the 

construction phase.  

6.5.5 Vibration caused by the construction phase of the Proposed Development was only considered to be 

significant before the implementation of additional mitigation measures at monitoring location R23 (25-

27 Crystal Palace Park Road). However, it is considered that by providing appropriate mitigation 

measures, the effects of vibration during construction can be assessed as not significant.   

6.5.6 The effects of additional noise generated by construction road traffic is not predicted to be significant.  

Effects during Operation 

6.5.7 The Proposed Development is not expected to lead to a significant increase in noise as a result of 

increased road traffic during operation. Any building services plant will be designed to achieve the 

recommended noise emission limits and residential development will be suitable for use. 
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6.6 Socio-Economics 

6.6.1 ES Volume I Chapter 10: Socio-Economics presents the findings of an assessment of the likely 

significant effects of the Proposed Development on socio-economics at the Site and within the 

surrounding area. The assessment considers the social impacts (housing provision, access to 

education, healthcare, play space and open space) and economic impacts (employment and local 

spending) of the Proposed Development.  

6.6.2 The Proposed Development was assessed against the existing socio-economic baseline conditions. 

Different socio-economic baseline conditions were considered to assess effects at a local, borough and 

regional level. The socio-economic baseline conditions were established using nationally recognised 

data and research, including (but not limited to) the 2011 Census, Office for National Statistics 

employment data, and statistics released by the Department for Education and National Health Service. 

Demolition and Construction Phase Effects 

6.6.3 The construction phase of the Proposed Development is expected to last 56 months from February 2022 

to October 2026. The construction phase is expected to create a total of 82 construction-related jobs per 

annum, with 65 of these sourced from Greater London. Given the large labour pool of construction 

workers in London (over 189,000 workers), this small increase is considered to be beneficial but not 

significant.  

Complete and Occupied Effects 

6.6.4 Once complete and occupied, the Proposed Development will generate 46 net jobs in the Greater 

London area through a variety of means. This level of job generation is not considered significant given 

the large labour pool available in Greater London. 

6.6.5 The future occupants of the new residential developments within the Proposed Development are 

estimated to spend approximately £3.6 million per annum in the Greater London each year. The 210 

additional dwellings will account for 3.3% of the total housing target set for Bromley in the London Plan 

between 2015 and 2025. This is considered a minor beneficial effect, but it is not considered significant. 

6.6.6 Primary healthcare facilities within 1km of the Site currently have an average of 1,863 patients per GP, 

which is broadly in line with the standard of one GP per 1,800 registered patients. The residential 

elements of the Proposed Development will increase this ratio to 1,875 patients per GP, but this is still 

considered broadly in line with the set target for the UK.  

6.6.7 The landscaping works within the Proposed Development will improve and expand open space across 

the Site, which is identified as a Metropolitan Park according to the London Plan. The Park will be 

expanded by around 2.7ha and the quality of the open space will be greatly enhanced through new 

character areas, improved infrastructure and better accessibility. The works aim to re-establish the 

Park’s cultural significance and identity.  

6.6.8 The Proposed Development will provide 2,730m2 of publicly accessible play space across three 

separate areas. This space will be accessible from the residential units within the Proposed 

Development and will cater for the needs of children of all ages within these units. In addition, the over-

provision provided by the Proposed Development will improve the provision of local play space and will 

be accessible to visitors and the community.  

6.6.9 This assessment has identified no potential significant adverse effects relating to socio-economics within 

either the construction/demolition or operational phase hence there is no requirement for mitigation. 

Significant beneficial effects are anticipated during operation as a result of the provision of open space 

in the local area (major beneficial) and the provision of open space locally (moderate beneficial).  

6.7 Townscape and Visual Impact  

6.7.1 ES Volume I Chapter 11: Townscape and Visual presents the findings of an assessment of the likely 

effects on townscape and visual receptors as a result of the Proposed Development at the Site.  



Crystal Palace Park  
  

Environmental Statement Non-Technical Summary 
  
  

 

 
Prepared for:  London Brough of Bromley  
 

AECOM 
16 

 

6.7.2 The term ‘townscape receptors’ includes consideration of rural and urban landscapes. Townscape 

effects relate to the potential for there to be changes to the features or character of an area, including 

through changes to aesthetic and perceptual qualities.   

Demolition and Construction Phase Effects 

6.7.3 During the construction phase of the Proposed Development, significant adverse effects on townscape 

receptors are predicted. These are considered inevitable at a local scale due to the presence of 

construction activity and earthworks. Similarly, the presence of construction activity would result in 

significant adverse effects on visual receptors at a number of viewpoints. 

6.7.4 However, the assessment of the demolition and construction phase does assume a worst-case scenario, 

with a conservative assumption that peak activity occurs consistently throughout the construction phase 

and assuming winter conditions therefore affording maximum visibility to local receptors due to 

vegetation not being in leaf. 

Complete and Occupied Effects 

6.7.5 At year 1 of operation, there would be a significant beneficial townscape effect on the Site due to the 

enhancement of the character of the Park. Both beneficial and adverse significant effects on visual 

receptors are identified. The significant beneficial effects relate to the improvements to the character of 

the Park, while the significant adverse effects relate to the introduction of new built elements resulting 

from the residential development and the Capel Manor College redevelopment. 

6.7.6 By year 15 of operation, townscape effects are predicted to be significant beneficial. The visual effects 

of the new built elements due to the proposed residential development and the Capel Manor College 

redevelopment are still considered to be significant adverse. 

6.8 Transport and Access 

6.8.1 ES Volume I Chapter 12: Traffic and Access presents the findings of an assessment of the likely 

significant effects of the Proposed Development on traffic and transport.  

6.8.2 The existing baseline traffic and transport conditions and sensitive receptors were identified during the 

preparation of this assessment. The effects on traffic and transport during the construction phase and 

the operational phase of the Proposed Development was compared against the future baseline without 

the Proposed Development to assess effects of the Proposed Development. 

Effects during Construction  

6.8.3 Based on the traffic data available, it has been forecast that the peak level of construction activity will 

occur in 2022.  The peak activity is associated with the coinciding of the construction of the Sydenham 

and Rockhills residential developments, the construction of the Cultural Venue and some of the 

landscaping works. This work involves the demolition, site clearance, earthworks, landscape, highway 

drainage, utilities and landscaping associated with the Italian Terrace, Tidal Lakes and Information 

Centre. 

6.8.4 In line with the assessment methodology derived from the Institute of Environmental Assessment (IEA) 

guidance, road links with an increase in two-way flow (either total vehicles or Heavy Goods Vehicles 

(HGVs)) of 10% or more in either the peak hours have been identified. While it is anticipated that delivery 

activity will be spread across the day, therefore minimising the impacts of HGVs, both Old Cople Lane 

and A212 Westwood Hill (East of A234) are identified to have increases in activity of at least 30 HGVs 

in either or both the average weekday (Monday to Friday) or average day (Monday to Sunday). These 

have been considered further for analysis. The two links identified were assessed in terms of the 

magnitude of their effect, the following criteria were assessed:  

• Severance  

• Driver Delay  

• Pedestrian Delay 
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• Pedestrian and Cycle Amenity  

• Fear and Intimidation  

• Accidents and Safety 

6.8.5 All the above criteria were assessed and the effects of the construction phase on Old Cople Lane and 

A212 Westwood Hill were deemed negligible. 

6.8.6 Overall effects of the Proposed Development construction phase on public transport and parking 

facilities are also considered to be negligible based on the existing provision of public transport 

surrounding the Site and the continued provision of parking facilities whilst the construction takes place.   

Effects Once the Proposed Development is Complete and Occupied  

6.8.7 Based on the traffic data provided, additional trips are generated by the Rockhills and Sydenham Villas 

residential developments, the Cultural Venue and the Capel Manor College redevelopment.   

6.8.8 The Proposed Development is not forecast to breach a 10% threshold for further assessment on any 

external highway links in the vicinity of the Park, with changes in peak hour flows of between 0% and 

2%. The only link which is forecast to witness increases in flow above this threshold is Old Cople Lane 

which will provide vehicular to coach parking and car parking associated with the Park and car parking 

for the Rockhills residential development. It will also provide an alternative cycle access point to the Park 

and a separate pedestrian access point will also be provided to the east of Old Cople Lane.     

6.8.9 The Proposed Development was assessed to have a minor beneficial (but not significant) effect on 

pedestrian and cycle amenity due to the number of new or improved pedestrian and cycle accesses to 

the Park, with improved segregation of pedestrian / cyclist and vehicle activity at the Penge Gate Access 

and improved pedestrian crossing facilities at the Anerley Hill access. Routes through the Park will be 

capable of accommodating all modes and will feature segregated pedestrian footways with cycle 

provision either provided on carriageway or as part of a shared pedestrian facility. 

6.8.10 The effect of the Proposed Development on public transport provision is considered to be negligible as 

current services can accommodate the small increase that will arise from the Proposed Development. 

With regard to car parking, the Proposed Development creates a significant reduction in day-to-day 

parking provision within the Park, with the Proposed Development identifying a reduction from 707 

spaces to 368 spaces. Having said this the significance of effect on parking will be negligible. This is 

because the parking surveys show that on a non-event day, the demand for parking peaked at 312 

vehicles on a weekday, including that associated with the NSC. 

7. Cumulative Effects and Effect Interactions 

7.1.1 The EIA Regulations require that the EIA considers cumulative effects and effect interactions, these two 

types of effect have been described below:  

• The in-combination effect interactions (referred to as ‘Type 1’ effects), being the combined effects 

of individual impacts of the Proposed Development, for example noise, airborne dust or traffic 

effects on a single receptor; and  

• The cumulative effects (referred to as ‘Type 2’ effects), assess the effects of other development 

projects which may, on an individual basis not be significant but, cumulatively, have a significant 

effect on a receptor.  

7.1.2 These are further discussed in the sections below. 

Effect Interactions (Type 1 Effects) 

7.1.3 A review of the residual effects presented in this ES has been undertaken in order to identify the potential 

for interactions and so, combined effects of individual impacts.  



Crystal Palace Park  
  

Environmental Statement Non-Technical Summary 
  
  

 

 
Prepared for:  London Brough of Bromley  
 

AECOM 
18 

 

Demolition and Construction Phase Effects 

7.1.4 During the demolition and construction phase of the Proposed Development, local residents within the 

vicinity of the Site may experience adverse effects due to emissions from road traffic and dust, impacting 

on human health, noise from construction activities and visual effects on close distance receptors. Due 

to the temporary nature of the demolition and construction period, and the construction environmental 

management measures set out within the CEMP, the combined effects on the local residents are not 

considered to be any more significant than the moderate to major adverse visual effects on close 

distance receptors already reported in ES Volume I Chapter 11: Townscape and Visual Impact. 

Complete and Occupied Phase Effects 

7.1.5 There is the potential for a series of effect interactions to take place once the Proposed Development is 

complete and occupied. Local residents can be expected to see minor beneficial (not significant) effects 

due to a combination of effects from socio-economic and visual benefits including increases in open 

space and renovation of cultural heritage assets as well as small increases in local employment.  

7.1.6 The ability for adverse effects to interact is limited due to the design of the Proposed Development being 

able to remove environmental impacts.  

7.1.7 No significant in-combination effects during the operational phase are predicted. 

Cumulative Effects (Type 2 Effects) 

7.1.8 Other known nearby developments that are of a sufficient scale to have the potential to combine their 

effects with the Proposed Development were identified and agreed through pre-application consultations 

with the LBB.  

Demolition and Construction Phase Effects 

7.1.9 During the construction phase, given the relatively small-scale nature of the cumulative developments, 

combined with their distance from the Site, it has been assessed that there are no significant cumulative 

effects.  

Complete and Occupied Phase Effects 

7.1.10 Once the Proposed Development is complete and occupied, given the relatively small-scale nature of 

the cumulative developments, combined with their distance from the Site, it has been assessed that 

there are no significant cumulative effects on the following disciplines: 

• Air Quality; 

• Cultural Heritage; 

• Ecology and Biodiversity; 

• Ground Conditions; 

• Noise and Vibration; 

• Townscape and Visual; and 

• Transport and Access. 

7.1.11 In terms of socio-economics, the following significant cumulative effects have been identified: 

• A permanent moderate beneficial (significant) cumulative effect on housing provision;  

• A permanent major beneficial (significant) cumulative effect on provision of open space locally; and  

• A moderate beneficial (significant) cumulative effect on the provision of play space locally. 
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8. Conclusion 

8.1.1 The Proposed Development is overall considered to have beneficial effects, primarily by regenerating 

and enhancing the Park.  

8.1.2 There are adverse effects predicted during the construction phase, however, these impacts will be 

temporary in nature. Mitigation measures have been recommended and will be managed on site through 

the implementation of a CEMP and appropriate management. There is potential for significant adverse 

visual effects as a result of the proposed residential development and the Capel Manor College 

redevelopment. 

8.1.3 The design of the Proposed Development has evolved through continuous consultation with LBB and 

other key consultees. Considerable care has been given to ensuring an appropriate design outcome 

through extensive environmental testing and consultation. 

8.1.4 Overall, the Proposed Development accords with the objectives of planning policies at national, regional 

and local levels, and is considered to be in accordance with the Government’s objectives for sustainable 

development.  

9. Environmental Statement Availability 

9.1.1 Copies of this ES can be viewed at the offices of the Local Planning Authority from 8:30am to 5pm, 

Monday to Friday by appointment only. Please phone 020 8313 4956 to make an appointment.  

9.1.2 Copies of this ES can be found on the Local Planning Authority website as follows: 

http://www.bromley.gov.uk/info/200074/planning 

9.1.3 Hard copies of this ES can be purchased from the LBB. Requests to purchase a hard or DVD copy of 

the ES or obtain a copy of the NTS should be made in writing to the following address, or by emailing 

planning@bromley.gov.uk:  

Civic Centre, 

Stockwell Close, 

Bromley, 

BR1 3UH 
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