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1.0 Property/Site Description 

1.1 The site (0.10 ha) is located on the east side of Lewisham High Street at the 
north-east corner of the junction of Lewisham High Street with Courthill Road, 
which rises to the east. This is a prominent corner position and the site has 
frontages to both Lewisham High Street and Courthill Road. It is bounded by a 
railway line to the north, which is carried on a bridge over Lewisham High Street. 

1.2 The building is a former Temperance Billiard Hall and was Grade II listed in 
February 2008.  There is therefore a very recent and detailed listing description 
that sets out the significance of the building as a well preserved example of an 
uncommon building type. The listing describes how the Temperance Movement 
built around 17 billiard halls nationally between 1906 and 1911 which were all 
designed by the same architect.  The movement sought to combat alcoholism by 
providing ‘dry’ recreational halls which rivalled the opulent architecture of the 
public houses of the late 19 century.  The buildings often used the same 
decorative materials as pubs, such as tiled walls and stained glass.  The listing 
explains that the building type is not common nationally. The Temperance 
Movement targeted only specific areas, namely the South London suburbs and 
areas in the North-West of England. Only a few representatives of the buildings 
have survived as interest in the Temperance Movement waned in the 20th century 
and the popularity of billiards declined. 

1.3 The listing describes the layout of the original building based on historic plans and 
photographs that have survived.  The building contained a café / lounge and lobby 
in what is now called the ‘small hall’, a ‘large hall’ with fifteen billiard tables 
cleverly top lit by dormer windows and four shops facing Lewisham High Street. 
To each side of the lobby it is officers’ opinion that there would have been a 
matching set of iron spiral staircases leading up to bathrooms on the first floor, 
although only one of these staircases currently survives.  Photographs of the 
café/lounge show a stained glass bow window at its southern end (facing onto the 
corner of Lewisham High Street and Courthill Road), a small platform and 
proscenium (presumably for bands and other entertainment) at the northern end, 
a fountain in the centre of the hall, tables and chairs and two small domed booths 
with Art Nouveau stained glass, possibly for purchasing refreshments. The photo 
also shows the roof with its ornate metal trusses and brackets which are now 
visible. 

1.4 The building consists of three distinctive volumes that reflect the original plan 
form. To the front facing Lewisham High Street and the corner of Courthill Road is 
a two storey block of five bays. The central bay contains the main entrance and is 
topped by a prominent tower with domed cupola. The ground floor bays flanking 
the entrance to both sides contain shopfront windows divided by pilasters. The 
building's corner position is exploited by the small domed turret which terminates 
this elevation and draws attention to a corner entrance with a stained glass 
transom and elaborate plasterwork cartouche above the door. 

1.5 On the Courthill Road elevation is another domed turret that marks the distinction 
between the front part of the building and the central hall, formerly the café and 
lounge known as the small hall. This presents a deep gable to Courthill Road, with 
a colonnade on the ground floor and a projecting, half-domed section above. 
Behind, along Courthill Road, extends the former billiard hall or main hall. It is a 
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seven and half bays long building. The side elevations are blank now but originally 
had stained glass windows. There are four prominent dormers with semi-circular 
hoods on both the front and rear roofslope that originally lit the billiard tables 
below.  

1.6 The building is attractively detailed including Art Nouveau stained glass windows, 
decorative brickwork, plasterwork wreaths, tiles and capitals, possibly made of 
terracotta, although much of the architectural detail is now covered by white paint. 
Internally, the timber staircase to the upper storey and one metal spiral staircase 
survive. Some original wall finishes, tiles and plasterwork also survive in places. 
The recent removal of the suspended ceilings revealed the original decorative roof 
trusses whose survival was anticipated when the building was listed. 

1.7 To the north of the building there is a small triangular yard which contains a 
modern extension housing toilets and a boiler room which is accessed through 
both the small and large halls. 

1.8 The site operated as Riley’s Snooker Hall until it was brought by the applicant and 
this use ceased in 2012.  The site has since been vacant.  The applicant has 
carried out removal of non-significant modern fabric which was deemed not to 
require Listed Building Consent by the Council’s Conservation Officer.  In addition 
and despite Officer’s instructions the removal of partially damaged ceilings was 
undertaken.  This reveals that the original roof trusses and the ridge lantern to the 
former café / lounge do indeed survive and to a lesser extent original plasterwork 
and wall finishes. The removal of the ceilings was considered to harm the 
significance of the building because it leaves the rooms to the upper floor without 
a plaster ceiling and therefore unusable. 

1.9 Since the site has been vacant it has been occupied by squatters twice which has 
resulted in some damage to the interior including the removal of some of the 
panelling to the first floor bathrooms and the painting over of original tiles.  In 
addition, there has been some damaged caused by water ingress to the front of 
the building which was pointed out to the applicant in a pre-application letter dated 
the 14/02/2014.   

1.10 Lewisham High Street (A21) is a Red Route and the site is within a Controlled 
Parking Zone (CPZ). A bus stop is located immediately adjacent to the site on 
Courthill Road. The site is within the Shopping Non-Core Area of Lewisham Major 
District Centre. The site is within an Area of Archaeological Priority and in Flood 
Zone 2. It has a PTAL level of 6a. The site is not in a conservation area however, 
the building is Grade II listed.  

2.0 Planning History 

2.1 Planning permission was refused in 2008 for the demolition of the existing 
buildings at 233-241 Lewisham High Street SE13 and the construction of a part 
three/part six/part nine storey building, comprising retail space (Use Class A1) 
(201m2) and 1 one bedroom, 48 two bedroom and 7 three bedroom self-contained 
flats, together with the provision of storage space, refuse store and 56 cycle 
spaces (Ref: DC/07/65753). 
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2.2 Planning permission was granted on 19/1/2012 for the change of use of the 
existing building to a place of worship only (Ref: DC/11/78782).  Conditions were 
imposed which related to the control of noise and hours; the use was limited to a 
place of worship only; and the applicant was required to submit a green travel 
plan.  

2.3 Pre-application discussions have been undertaken between the applicant and 
their architect and planning consultants and the Council's Conservation Officers 
and Planning Officers.  The most recent pre-application letter dated the 4 
February 2014 was supportive of the work of the church and the public benefit 
that the scheme would deliver but reiterated the council’s significant concerns 
about the level of intervention proposed, particularly the removal of the roof 
trusses.  The letter confirms officer opinion that the proposals would result in 
significant harm to the Grade II listed building and states that the applicant’s 
submission fails to explain how the small increase in floor space achieved by the 
removal of the current roof structure and the replacement with a large roof 
extension demonstrates substantial public benefits that could not be delivered 
through a scheme resulting in less harm to the building.  The letter concludes: 

Notwithstanding the Council's strong objection to the principle of the 
development in terms of the level of intervention, the proposals are not 
considered to be in any way sympathetic to the character of the current 
building and as the latest incarnation of the design does not differ to any 
great extent from the previous one, the Council has nothing further to add 
than previously written. 

2.4 English Heritage was consulted on the pre-application submission and supported 
officers assessment findings in a letter dated the 1 April 2014.  The letter 
concludes:  

Whilst English Heritage supports the principle of church use, it is our view 
that the current proposals cause substantial harm to the significance of the 
listed building, which have not been justified in accordance with the 
provisions set out in paragraph 133 of the National Planning Policy 
Framework.  Should the current proposals be formally submitted for planning 
permission and listed building consent, English Heritage would object in the 
strongest terms. 

It is our view that proposals for conversion of the building are only likely to be 
considered acceptable if they work within the constraints of the listed building 
and defer to its significance.  The building should not be expected to conform 
to the needs of the current owners or users. 

3.0 Current Applications 

The Proposals Requiring Listed Building Consent 

Two storey front element 

3.1 The proposals would retain the existing entrance to the building and two of the 
four original shop units to the front (south) of the building would be altered to 
create a café which would be accessed through double glass doors off the 
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entrance lobby.  A new servery would be created, served by a dumb waiter to 
basement level where a new kitchen and store would be installed.  The existing 
curved bay shop windows would be reinstated to match the original windows with 
the original stained glass refurbished and repaired.  The existing corner entrance 
would be replaced with a window.  A lift would be installed roughly in the location 
of the original spiral staircase (already removed).  At first floor level the southern 
rooms would be used to create an office and space for a crèche (9 child spaces).  
The office would contain the relocated spiral staircase to access a new roof space 
and a ‘rest room’ and further WC.  

3.2 To the north of the entrance the timber staircase would be retained and the 
remaining metal spiral staircase would be relocated to the first floor.  The final 
shop unit would be used to create an open plan nursery/crèche area (20 child 
spaces) and a new staircase would be installed.  The original bay windows on this 
side would also be refurbished with the stained glass detailing restored.  At first 
floor level additional nursery/crèche space would be provided to accommodate 20 
additional child spaces.   

3.3 The area above the entrance would provide three additional WCs.  

 Central hall (or Small Hall) 

3.4 The original open area of the small hall would be subdivided by glazed screens 
with a large admin office and curved staircase installed at the southern end and a 
number of toilets and a parent room created at the northern end.  The windows 
fronting Courthill Road would be restored.  At first floor level two box dormers 
would be installed at each end of the space to create flexible spaces and a glazed 
walkway to a new balcony over the main hall.  The box dormer to the south would 
measure 11m by 3.5m and the L-shaped box dormer to the north would measure 
11m x 6.2m (10.2m at the longer point). These works would require the removal of 
two of the original roof trusses and the removal of the original roof lantern which 
would be replaced with a smaller lantern. 

Main Hall:  

3.5 In terms of the main hall, the existing extensions to the north of the site would be 
demolished as would the entire rear wall of the hall to extend the building to the 
boundary of the site.  New timber and aluminium framed double glazed windows 
would be installed in the new wall at high level.   An internal acoustic wall would 
be installed along the Courthill Road elevation with a new emergency exit added 
near the eastern corner.  The alterations would result in the removal of 8 of the 
existing roof trusses and 4 of the existing dormer windows to the north side of the 
roof.  These would be replaced with 6 steel ‘goal posts’ which have decorative 
details similar to the appearance of the existing roof trusses.  A stage area would 
be constructed to the east of the space with a new baptism pool and plant room at 
basement level to the north of the space, accessed by a new staircase. 

3.6 At first floor level a balcony would be created at the west end of the space 
extending 5.5m into the hall. 
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Roof Level: 

3.7 At roof level, the existing bitumous roof covering would be removed and replaced 
with natural grey colour slate tile.  The 4 dormer windows over the main hall 
fronting Courthill Road would be restored.  The roof structure to the north of the 
main hall would be entirely replaced with a folded composite insulated roof.  The 
box dormers above the small hall would have flat roofs and glazed sides when 
viewed from Courthill Road.  

The Proposals Requiring Planning Consent 

3.8 Not all of the works described in the section above require planning permission as 
they are internal or constitute like for like replacement of existing fabric.  It is the 
external works and change of use that require planning permission, including: 

• the installation of the box dormers and the changes to the roof lantern over 
the small hall, 

• the extension to the main hall and the construction of the new roof;   

• the replacement of the existing roof with natural slates; and 

• the change of use to allow the use of the building as a cafe (Use Class A3) 
and crèche, community hall and conference facility (use Class D1) rather 
than just as a place of worship. 

 Further Amendments: 

3.9 Further amendments were submitted on the 8 August 2014 following comments 
from the Council’s Environmental Health Officer regarding the 
ventilation/heating/cooling strategy for the proposal.  The changes proposed 
included:  

• Installation of 3 No. Fresh Air intake vents indicated near the gable end wall 
on the roof of the Small Hall;  

• Change to the proposed storage on the small hall mezzanine floor as a plant 
room to accommodate condenser units, and associated installation of 1 No. 
ventilation grill (2000mm(h) x 3000mm(w)) to the plant room on the middle 
building gable end wall;  

• Installation of 1 No. 800mm x 500mm fan on roof slope between the dormers 
on the roof of the Small Hall;  

• Widening of the air gap (service void) provided behind the Stage Acoustic 
Wall in the rear building from 230mm to 400mm;  

• Installation of the grilles for air extract fan to the internal wall between the 
Small Hall  

• and Main Hall roofs, and  

Installation of 2 No. 500mm diameter circular grilles for the air intake fan on the 
lower section of the gable end external wall of the Main Hall. 

3.10 The current application has not changed significantly from the scheme submitted 
for pre-application advice except for the retention of the timber staircase in the 
northern part of the two-storey front building. The current proposal also foresees 
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the re-location of the cast-iron spiral staircase into the first floor office providing 
access to a rest room in the roof void, although this is not guaranteed.  The 
applicant has also provided a clearer explanation of the public benefit that would 
be delivered by the scheme and a Business Plan setting out why a 800 seat 
auditorium is necessary to fund the scheme.  

Supporting Documents  

3.11 The submission is accompanied by a number of supporting documents which are 
outlined in the following paragraphs. 

Design and Access Statement  

3.12 The Design and Access Statement sets out the Tabernacle’s (the applicant) 
commitment to facilitating the regeneration of the site, returning a landmark 
heritage asset back into beneficial active use. It sets out how the restoration and 
adaptation of the building will regenerate the area by creating a new focal point 
and a more inclusive environment, helping to maintain a more sustainable and 
friendly streetscape.  The Tabernacle currently own an existing listed church on 
Algernon Road and wish to relocate the majority of administrative functions to the 
application site.  The document sets out that the condition of the existing building 
is poor and that it was not properly maintained by the previous owners. 

3.13 The document sets out the applicant’s belief that the integrity of the original 
spaces will be retained through a scheme that adopts a ‘mitigation by design’ 
approach and confirms the design objectives of the proposal which are to restore 
and refurbish the derelict listed building and to sensitively adapt the historic 
building to a place of worship to meet the needs and requirements of the 
Tabernacle and the community, whilst minimising the level of alteration which 
would impact upon the significance of the heritage asset as far as possible 

3.14 The Tabernacle’s primary use of the building as a place of worship requires an 
auditorium with a seating capacity of 800, which is necessary to meet the 
Tabernacle’s congregational need to hold a single day time service on Sundays, 
and to bring the building back into viable optimum use (the income from the rental 
of this space is necessary to finance the work to the building). 

3.15 The document describes the changes that will be made to the building and the 
uses that will be facilitated by the changes confirming that the increased bulk of 
the rear hall will not be visible from Courthill Road, and consequently will have no 
material impact on the setting of the Listed Building and the visual amenity of the 
external elevations and streetscape. 

3.16 The document lists the original features of the building which will be reinstated 
and restored and explains how the loss of the roof trusses has been mitigated 
through a design that mimics the decorative detailing of the existing roof trusses. 

3.17 The site is well situated in terms of public transport and the scheme will be car 
free.  A Travel Plan has been submitted in support of the application which will be 
reported on below. 

3.18 In terms of inclusive access new ramped access and a lift is proposed along with 
850mm wide doorways and 1200mm wide main staircase. 
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3.19 Appendix 1 to the document include a Condition Survey carried out in 2012 
identifying water ingress as a result of damaged roof coverings.  It identified the 
possibility that the iron trusses could be damaged although no inspection was 
carried out.   

3.20 Appendix 2 to the document identified asbestos containing materials which will 
need to be removed by a licensed contractor. 

3.21 Appendix 3 contains the listing description. 

3.22 Appendix 4 contains the application drawings. 

3.23 Appendix 5 contains a schedule of pre-application advice meetings and letters 
along with the drawings submitted as part of the pre-application process.  The 
schedule does not include any details of meetings held after February 2014 of the 
discussions and feedback received form English Heritage. 

Historic Building Significance Assessment and Historic Building Impact 
Assessment 

3.24 This document prepared by Priory Heritage Ltd identifies the elements of the 
existing building which are considered to be of historic significance and will be 
affected by the proposed works.  The document considers the relative impact 
which the proposed changes will have on these elements.  The document sets out 
that there is no realistic or reasonable prospect of the building being reused for a 
place of worship or community use, without substantial investments/funding 
sources available.  The document suggests that the building has been subject 
internally to alterations that have done little to preserve the significance of the 
building and that the changes proposed are the minimum required to bring the 
building back into a viable use whilst meeting the needs of the church. The 
document recognises that the loss of the roof trusses to the main hall will result in 
the loss of existing fabric but states that these trusses are of limited architectural 
merit compared to the architecturally designed trusses in the small hall. The 
locations of the existing columns and the original locations of the billiard tables will 
be demarcated in the new floor coverings so that those visiting the site can still 
understand how the historic building worked. The document remains silent as to 
whether the changes proposed will amount to significant harm (suggesting that 
this is a subjective matter) but points out that the building has only achieved the 
lower national designation of a Grade II listing.  

3.25 The Statement of Significance highlights the elements of the building that 
contribute to the significance of the heritage asset.  This confirms that the building 
is of relatively recent construction and is therefore not listed by virtue of its 
construction age. The retention of the external detailing and appearance of the 
building is found to be important with any works to refurbish the external details 
considered important in revealing the significance of the asset.  The report 
confirms that internally there are few fixtures and fittings remaining, but that the 
plan-form and underlying structure of the building remain and retaining evidence 
of the plan form/function is important when considering the National significance 
of the building as an architectural feature of the Temperance movement.  The 
trusses of the small hall and lantern are found to contribute to the significance of 
the asset whilst the trusses of the main hall are found to be more utilitarian and 
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therefore not to contribute to the significance of the place.  The flat roofed 
structures to the rear are not found to contribute to the significance of the asset. 

3.26 The document goes into the history of the area and of the Temperance Movement  
and of the building itself and examines the relevant Policy context related to 
historic buildings. 

3.27 In terms of local importance the report suggests that for local residents this will be 
heavily vested in the external appearance of the High Street/Courthill Road 
elevations.  In terms of national significance, the Temperance Movement confers 
a national importance on the building.  The report therefore suggests that 
maintaining the national significance of the building requires the primary 
spaces/architectural elements of the building continuing to be understood as a 
function of the temperance movement’s intent/activities.  

Condition Report  

3.28 This document sets out the condition of the building based on a survey carried out 
in May 2014 and confirms the scope of repair works considered necessary to 
bring the building back into use.  The report summarises the works necessary as 
follows:  

• Strip and re-slate all roofs including provision of new insulation 

• Associated valley gutter and sump lead work renewal with timber repairs 

• Dormer window and cupola repair / renewal 

• Reconstruction of Atrium lantern light 

• Rainwater goods and buried storm and foul drainage system improvement 

• External masonry and render repair including conservation of detailing and 
hoppers 

• Strengthening and support to rear hall leaning end gable wall 

• New and repair of all ground floor windows with shopfront and cornice repairs 

• Timber and glazing repair to all first floor windows and secondary glazing 
internally 

• Reinstatement of missing windows to original detail 

• Structural floor repairs to ground and first floor level 

• Full damp proofing and refurbishment of basement to return to use 

• Internally to all rooms full refurbishment inc plastering to all walls and ceilings 

• Full re-installation of essential services for electric, gas and water 

• Further upgrades to building for viable use beyond repair of existing. 
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Schedule of Proposed Repair and Works 

3.29 This is a schedule of works that includes the new works to the building to 
accommodate the proposals and appendixes setting out details of the works to 
refurbish the windows. 

 Planning Statement  

3.30 The Planning Statement describes the context of the site and sets out the relevant 
planning history.  The document also sets out a description of the activities of the 
Church.   

3.31 Those with a traditional church focus include:  

• Sunday services (2 daytime services accommodating attendance of 350 and 
450 members respectively);  

• Sunday school for children (and crèche during service);  

• weekly prayer meetings and Christian education classes;  

• Youth Clubs;  

• Administrative Offices; and  

• Ancillary uses such as a café and bookstore.   

Activities with a focus on humanitarian and community services include:  

• Lewisham’s only food bank (2-3 times a week staffed by 8-12 volunteers); 

• Community Outreach Projects – focusing on providing support for three 
vulnerable groups in Lewisham (the elderly, offering days out and grocery 
food supplies; the homeless, offering food and clothes; and women and 
children escaping from domestic violence, offering security and support 
through counselling)  

•  Lewisham Police Consultative Committee – who aim to foster greater 
communication between Lewisham Police, Lewisham Council and the 
community and the community 

• Safer Neighbourhood Panel – members sit on the panel and the meetings 
are hosted at the existing site 

• Offenders Mentoring Scheme – the Tabernacle sponsors this initiative 
which is aimed at assisting offenders in the transitional period following 
release 

• Project Jeremiah – the Tabernacle gives financial contributions to help 
children educationally (to buy items such as stationary and uniforms)  

• Ladywell Tower Development Trust – the Tabernacle is one of the four 
Lewisham based organisations seeking to restore and bring the Grade II 
Playtower building back into community use 

3.32 The report describes the constraints on the existing church premises which are 
not large enough to accommodate the size of the congregation and range of 
activities being undertaken by the church.  The need to host 2 services means 
that those attending the first service must leave promptly to make space for those 
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attending the second service and there is no opportunity for fellowship with one 
another after the service and opportunity for fellowship between the two 
congregations.  The second service is a larger service and all members cannot fit 
in the main space and must instead sit in overflow rooms which are disconnected 
from the main rooms.  In addition, there is no space to fulfil the churches desire to 
be able to reach out to more youths through drama and the performing arts. 

3.33 The report confirms that significant investment will be necessary to repair and 
restore the building.  It is calculated that this will cost in excess of £3.0m which will 
be funded by the Tabernacle, through its members’ generous giving and 
additional grant to be secured.  The business Plan demonstrates that in order to 
finance the refurbishments, it is fundamental to achieve an auditorium capable of 
seating 800 as the project will be funded by a combination of income generated 
by Tabernacle member’s giving; Grant Funding (Heritage Lottery Fund) and 
revenue gathered from the Tabernacle’s existing site and proposed site (i.e. hiring 
venues).  The business Plan shows that in addition to the original loan required to 
purchase the site, an additional loan will be required to carry out the works and 
ongoing maintenance.  The income from hiring the facility is fundamental to the 
funding the project 

3.34 The document includes a summary of pre-application discussions; of the 
proposals and of the planning policy relevant to the determination of the 
proposals. 

3.35 In terms of key planning considerations, Section 8 confirms that the principle of 
the use of the site as a place of worship has already been established and that 
the proposed ancillary uses (the crèche and café) are both uses appropriate to the 
site’s town centre location.   It is argued that the extension of the Main Hall to 
increase its capacity to accommodate 800 people is fundamental to meet the 
needs of the church and to secure the necessary funding for the project.   

3.36 Crucially, the report communicates the applicant’s view that the proposals 
represent a sensitive and high quality restoration of a derelict building in a way 
that will facilitate the needs of the church without leading to substantial harm to 
the significance of the listed building.  The report therefore states that the 
proposals should be assessed in accordance with Paragraph 134 of the NPPF 
rather than the highest test contained in paragraph 133.  The report suggests that 
significant public benefit would be delivered in any case.  

3.37 The benefits of the proposal are reported as:  

• The proposed use which is intrinsically in tune with the building’s religious 
and social purpose and will reinstate the social and religious purpose of the 
building;  

• The proposal will allow the local community to appreciate the landmark 
listed building and allow them to interact with and use the building;  

• The external alterations to the Lewisham High Street and Courthill Road  
Elevations will reveal and enhance the significance of the heritage asset; 

• The proposed use enables a viable future for the building;  
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• The use of this building will allow the Tabernacle to make their site on 
Algernon Road available to smaller churches who are struggling to find 
appropriate places of worship;   

• Proposal will help to meet the need for 3,000sqm of community space 
identified in the Council’s Social Infrastructure Framework (2008), including 
a need for larger facilities as there are no facilities in the surrounding area 
that can provide seating for over 350 guests;  

• Proposal will facilitate the Tabernacle’s vital role in supporting the 
community which includes youth activities, community outreach projects, 
food bank and social care services for the vulnerable and disadvantaged in 
the community; and 

• Proposal will provide jobs for around 8 staff in addition to the Tabernacle’s 
current staff. 

 The report concludes that these substantial public benefits are sufficient to 
outweigh substantial harm to the heritage asset if substantial harm were found to 
be caused by the proposals. 

Appendix 5 of the Planning Statement provides the following breakdown of the 
spaces that will be created in the proposal and how they will be used: 
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Materials and Workmanship Specification 

3.38 This document sets out a specification for all the repairs and new works to the 
building and confirms that the works are anticipated to be in receipt of Heritage 
Lottery Fund grant and that works shall therefore comply with their requirements. 

Statement of Community Involvement  

3.39 The Statement of Community Involvement outlines the pre-submission 
consultation exercise that was undertaken with the local community as well as the 
local planning authority and statutory consultees. 

3.40 Consultation with the local authority is discussed in section 2 of this report. 

3.41 In terms of the local community, the Tabernacle set up a consultation website and 
held 4 open days in January and  February 2014 which provided tours of the 
building and information on the proposals.  In addition, presentations were made 
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to the Lewisham Central Local Assembly (attended by 200 local people) and to 
the Ladywell Society.  The public were supportive of the reuse of the building.  
The restoration of the outside of the building was also supported and there was 
some concern raised over the loss of internal fabric (the trusses) and the finishes 
and lighting proposed for the interior of the building.  Some concern was raised 
about those travelling to the site by car. 

3.42 The appendices of the document include a timetable of consultation meetings, 
drawings submitted as part of the pre-application process, copies of 
correspondence between the applicant and the Council and other consultees and 
details of the open days. 

Travel Plan 

3.43 The Travel Plan aims to reduce the impact of the proposals and promote and 
encourage alternative modes of transport which are more sustainable. It includes 
a number of initiatives and measures which will be undertaken to support 
sustainable travel patterns associated with Church’s and sites activities. The 
initiatives and measures are considered to be SMART (Specific, Measureable, 
Attainable, Realistic and Time bound) and will encourage the congregation to 
continue to use the most sustainable modes of transport available and suitable to 
them other than single occupancy car travel. 

3.44 The development and management of the Travel Plan will be carried out by TGM 
via a Travel Plan Coordinator, assisted by TPA, who will liaise with the Travel Plan 
Officers at the London Borough of Lewisham as the highway authority, when 
appropriate. 

Noise Assessment 

3.45 The report provides detail of the background noise survey completed for the site 
and sets out that the Council’s requirements for noise on the site are based on a 
condition attached to the permission from the change of use to a place of worship.  
The report finds that it will not be possible to open windows for ventilation during 
services due to noise requirements and that mechanical ventilation is therefore 
required. The report recommends mitigation measures to the east wall to ensure 
that residents at 1 Courthill Road are not disturbed.  The report also recommends 
that lobbies should be introduced in front of external doors or, if this is not 
possible, an acoustic door set will need to be installed.  The report makes 
recommendation relating to the construction of the windows and roof and 
recommends the use of an electronic noise limiter attached to the PA system to 
control noise during services. 

Ventilation, Heating and Cooling Assessment 

3.46 This report identifies the heating cooling and ventilation requirements of the 
proposals confirming that cooling will be required in summer and that by using a 
heat recovery system, this can provide winter heating.  The report sets out the 
type of equipment that will be required to meet the standards set out in the Noise 
Assessment. 
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Business Plan (This document was submitted as a confidential document but is 
summarised in the Planning Statement as follows) 

3.47 The Business Plan demonstrates that in order to finance the costs of the required 
refurbishment and to meet the needs of the church, it is fundamental to achieve 
an auditorium capable of seating 800.  Essentially, the project is and will be 
funded by the following resources:  

o The Tabernacle (income generated by member’s giving); 

o Grant Funding (Heritage Lottery Fund);  

o Revenue generated from the Tabernacle’s existing and proposed site (i.e. 
hiring venues); 

3.48 The financial plan shows that, in addition to the loan from the acquisition of the 
building, a new loan is required to fund the project and ongoing 
maintenance/refurbishment of the building.  The Tabernacle envisages that it 
would realistically take about 15 years to repay these loans, based on their 
estimate of members’ giving and rental income/revenue from auditorium hire 
anticipated. 

4.0 Consultation 

4.1 This section outlines the consultation carried out by the Council following the 
submission of the application and summarises the responses received. The 
Council’s consultation exceeded the minimum statutory requirements and those 
required by the Council’s adopted Statement of Community Involvement.  

4.2 Site notices were displayed and letters were sent to residents and business in the 
surrounding area and the relevant ward Councillors.  

Written Responses received from Local Residents and Organisations 

4.3 The Council received 335 responses in support of the application from local 
residents and members of the church living outside the borough as well as 
leaders of other churches both inside and outside the borough.  The majority of 
these are in the form of a standard letter from members of the church raising the 
following matters:  

o The proposed design will have no significant architectural or historic impact 
on the building and will honour those original aspects of key architectural or 
historical significance; 

o Alterations will be to the rear of the building which is unseen and will respect 
the heritage of the building;  

o improvements will positively impact the streetscape;  

o Improvements will ensure the building’s long term survival and use;  

o As a member of the church, the proposals will alleviate challenges of current 
site on Algernon Road to provide greater capacity; allow a single main 
service; provide space for circulation; allow those with mobility requirements 
easier access to the building; 
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o Additional space will provide more space and time for pastoral care and 
advice to the congregation and wider community; 

o The public will gain a restored landmark building at no direct financial cost to 
them;   

o The junction which seems dark and unsafe will gain a sense of safety;  

o The public will benefit from a state of the art large space for hire which is 
currently in short supply;  

o The proposals will provide space for community, youth arts and drama which 
is currently in short supply and would help to mitigate the recent closure of 
children’s centres; 

o Proposal will breathe life back into building before it becomes more of an 
eyesore; 

o The Tabernacle will be long terms owners and custodians of the property 
and will ensure that the building does not fall into a state of dereliction again;   

o The community café will increase community cohesion and provide a 
location for cooking workshops to encourage local residents to eat locally 
produced and wholesome nutritional food;  

o Building as managed by previous owner held little architectural attraction as 
no expenditure was made on building’s maintenance;  

o Location of café will ensure that this end of the High Street becomes more 
widely used;  

o The financial cost to the church of the lengthy planning process has already 
been raised at the highest levels and diminishes the scares resource of 
community groups needlessly; and  

o Proposal would allow enormous benefit to local youth in providing a 
community resource at the heart of Lewisham 

4.4 One letter of objection was received that criticised the proposed use of the 
premises as a place of worship and suggested instead that an art house cinema 
would be appropriate and would benefit the community on a daily basis.  This 
would also provide evening entertainment which is lacking in Lewisham.   

Ladywell Society  

4.5 The Ladywell Society supported the application and recognised that a great deal 
of time and effort has gone into the application which seeks to restore as far as 
possible the external fabric of the building. 

4.6 The Society queried whether photovoltaic panels had been considered to power 
the buildings. 

4.7 Concerns were raised that the Travel Plan underestimated the amount of parking 
that would be required and that the proposal would result in additional parking 
stress in surrounding streets. 

4.8 Concern was also raised that the proposal would raise conflict between the works 
to the Courthill Road/Lewisham High Street junction recently proposed by TfL for 
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pedestrian and cyclists improvements and members of the congregation leaving 
the site.  

Written Responses received from Statutory Agencies 

4.9 English Heritage and the Victorian Society were consulted on the application.  
Their responses are summarised below:   

English Heritage  

4.10 English Heritage were disappointed to see that the comments made at pre-
application stage had not been taken into account in the submitted scheme. 

4.11 Whilst English Heritage are supportive of the principle of reuse of the building as a 
place of worship, its views in relation to the proposed works to the building remain 
unchanged and the proposals were considered to cause substantial harm to the 
significance of the listed building.   

4.12 It is the view of English Heritage that the provisions set out within Paragraph 133 
of the National Planning Policy Framework have not been met and English 
Heritage do not accept that the benefits that have been put forward as justification 
for the proposals are sufficient to outweigh this substantial harm.  English Heritage 
therefore objects to the proposals in the strongest terms.  

4.13 The consultation response concludes that should the Council be minded to 
approve this application, that English Heritage are likely to refer this case to the 
Secretary of State for his determination. 

4.14 A further meeting was held between English Heritage and Council officers on the 
5th August following the issue of the consultation response.  A further letter was 
issued by English Heritage on the 11 August 2014 which recognised the Council’s 
desire to work with the church in their community role but provided further advice 
on how the degree of harm caused by the proposal could be balanced against 
public benefit. 

4.15 The letter clarifies that the building’s significance lies in its plan-form and the 
potential for survival of internal features including decorative trusses.  The letter 
points out that where a building is found to have value that extends beyond local 
communities it can lead to a formal designation (in this case a Grade II Listing) 
which means that the conservation of the significance of the building becomes a 
key principle of sustainable development. 

4.16 The letter describes that judgement is always necessary in determining the level 
of harm caused by a proposal and points out that the proposal would strike at the 
key areas of significance of the former billiards hall in obscuring its plan-form. 

4.17 The letter suggests that the proposals for the Temperance Hall could be amended 
so as to work with the architectural interest and importance of the building but that 
it appears to English Heritage that the desires of the church are being pursued 
without due regard for the wider, national value of the building.  The letter advises 
that any local public benefits that could be delivered by the church have to be 
considered in the context of the special regard to be had for preserving the special 
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interest of the building arising from its national value and the local added value of 
its history to the distinctive history of Lewisham. 

4.18 English Heritage argues that no evidence has been provided of a national 
dimension to the public benefits or that they decisively outweigh the substantial 
harm being caused.  English Heritage do not accept that there is no other way of 
delivering the benefits identified.  The letter concludes that,  

‘if achieving the claimed social benefits of the application runs absolutely 
counter to the environmental aims of protecting the historic environment, 
which they do by causing an almost total loss of significance, then the 
proposal cannot be described as sustainable development and should be 
refused.’ 

 Victorian Society 

4.19 The Victorian Society welcomed the principle of the application, but found the 
scheme in its current form unacceptable as it is not sufficiently sympathetic to the 
significance of the building. The response confirmed that a far more scholarly and 
informed approach is required, particularly to the exterior of the building, the 
removal of the external paint, and a less intensive treatment of the central (small) 
hall.  The Society stated that the changes to the main hall are regrettable but 
confirmed that if the Council accepted that these changes were the only way to 
accommodate the required number of people, the Society would accept these 
changes on the proviso that our concerns over the external treatment of the 
building and the alterations proposed to the central hall are adequately 
addressed. 

 Environmental Health 

4.20 Initially Environmental Health objected to the proposal on the grounds that no 
noise or heating/cooling and ventilation assessment had been submitted.   With a 
congregation of 800 people there is the potential of high levels of internal noise 
which could potentially break out and this will need to be controlled. 

4.21 The applicant has submitted a Noise Assessment and the Council’s 
Environmental Health team have confirmed that they are satisfied with the 
measures proposed although these may conflict with the conservation matters. 

Highways and Transportation 

4.22 The Council’s Highways Team was consulted on the proposal and found it to be 
unobjectionable subject to conditions relating to details of refuse storage, details 
of cycle storage, minor amendments to the doors on the Courthill Road frontage 
and a condition limiting the number of children attending the nursery/crèche. 

5.0 Policy Context 

Introduction 

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

(b) any local finance considerations, so far as material to the application, and 

(c) any other material considerations. 

A local finance consideration means: 

(a) a grant or other financial assistance that has been, or will or could be, 
provided to a relevant authority by a Minister of the Crown, or 

(b) sums that a relevant authority has received, or will or could receive, in 
payment of Community Infrastructure Levy (CIL) 

5.2 Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear 
that ‘if regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be 
made in accordance with the plan unless material considerations indicate 
otherwise’. The development plan for Lewisham comprises the Core Strategy, 
Development Plan Document (DPD) (adopted in June 2011), those saved policies 
in the adopted Lewisham Unitary Development Plan (July 2004) that have not 
been replaced by the Core Strategy and policies in the London Plan (July 2011).  
The NPPF does not change the legal status of the development plan. 

National Planning Policy Framework 

5.3 The NPPF was published on 27 March 2012 and is a material consideration in the 
determination of planning applications.  It contains at paragraph 14, a 
‘presumption in favour of sustainable development’. Annex 1 of the NPPF 
provides guidance on implementation of the NPPF.  In summary, this states in 
paragraph 211, that policies in the development plan should not be considered out 
of date just because they were adopted prior to the publication of the NPPF.  At 
paragraphs 214 and 215 guidance is given on the weight to be given to policies in 
the development plan.  As the NPPF is now more than 12 months old paragraph 
215 comes into effect.  This states in part that ‘…due weight should be given to 
relevant policies in existing plans according to their degree of consistency with this 
framework (the closer the policies in the plan to the policies in the Framework, the 
greater the weight that may be given)’. 

5.4 Officers have reviewed the Core Strategy and saved UDP policies for consistency 
with the NPPF and consider there is no issue of significant conflict.  As such, full 
weight can be given to these policies in the decision making process in 
accordance with paragraphs 211, and 215 of the NPPF. 

Ministerial Statement: Planning for Growth (23 March 2011) 

5.5 The Statement sets out that the planning system has a key role to play in 
rebuilding Britain’s economy by ensuring that the sustainable development 
needed to support economic growth is able to proceed as easily as possible.  The 
Government’s expectation is that the answer to development and growth should 
wherever possible be ‘yes’, except where this would compromise the key 
sustainable development principles set out in national planning policy. 



 

DC/14/87797 &DC/14/87798 

233-241 LEWISHAM HIGH STREET SE13 6NQ 

 

London Plan (July 2011) 

5.6 The London Plan policies relevant to this application are:   

5.7 Policy 1.1 Delivering the strategic vision and objectives for London 

Policy 3.1 Ensuring equal life chances for all 
Policy 3.16 Protection and enhancement of social infrastructure 
Policy 4.12 Improving opportunities for all 
Policy 5.1 Climate change mitigation 
Policy 5.2 Minimising carbon dioxide emissions 
Policy 5.3 Sustainable design and construction 
Policy 6.3 Assessing effects of development on transport capacity 
Policy 7.1 Building London’s neighbourhoods and communities 
Policy 7.2 An inclusive environment 
Policy 7.4 Local character 
Policy 7.5 Public realm 
Policy 7.6 Architecture 
Policy 7.8 Heritage assets and archaeology 
Policy 7.9 Heritage-led regeneration 

London Plan Supplementary Planning Guidance (SPG) 

5.8 The London Plan SPG’s relevant to this application are:   

Planning for Equality and Diversity in London (2007) 

Core Strategy 

5.9 The Core Strategy was adopted by the Council at its meeting on 29 June 2011. 
The Core Strategy, together with the Site Allocations, the Lewisham Town Centre 
Local Plan, the London Plan and the saved policies of the Unitary Development 
Plan, is the borough's statutory development plan. The following lists the relevant 
strategic objectives, spatial policies and cross cutting policies from the Lewisham 
Core Strategy as they relate to this application:  

Core Strategy Policy 7 Climate change and adapting to the effects 
Core Strategy Policy 8 Sustainable design and construction and energy efficiency 
Core Strategy Policy 14 Sustainable movement and transport 
Core Strategy Policy 15 High quality design for Lewisham 
Core Strategy Policy 16 Conservation areas, heritage assets and the historic 
environment 
Core Strategy Policy 19 Provision and maintenance of community and 
recreational facilities 

Unitary Development Plan (2004) 

5.10 The saved policies of the UDP relevant to this application are:  

URB 3 Urban Design 
URB 6 Alterations and Extensions 
HSG 4 Residential Amenity  
STC 5 Major and District Centres – Non Core Shopping Areas 
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5.11 LCE 2 Existing Leisure and Community Facilities  

Lewisham Town Centre Local Plan 

5.12 The Council adopted the Lewisham Town Centre Local Plan (LTCLP) on 26 
February 2014. The LTCLP, together with the Core Strategy, the Site Allocations 
Local Plan, the London Plan and the saved policies of the Unitary Development 
Plan, is the borough's statutory development plan. 

5.13 The following policies are considered to be relevant to this application:  

Policy LTCP0 Presumption in favour of sustainable development 

Policy LTC22 Social infrastructure 

Policy LTC23 Heritage assets 

Emerging Plans  

5.14 According to paragraph 216 of the NPPF decision takers can also give weight to 
relevant policies in emerging plans according to: 

• The stage of preparation of the emerging plan (the more advanced the 
preparation, the greater the weight that may be given); 

• The extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be 
given); and 

• The degree of consistency of the relevant policies in the emerging plan to the 
policies in this Framework (the closer the policies in the emerging plan to the 
policies in the Framework, the greater the weight that may be given).  

The following emerging plans are relevant to this application. 

Development Management Local Plan 

5.15 The Council submitted the Development Management Local Plan (DMLP) for 
examination in November 2013. The Examination in Public has now concluded, 
and the Inspector has issued his report on the 23 of July 2014 finding the Plan 
sound subject to 16 main modifications. The 16 main modifications had previously 
been published by the Council for public consultation on the 29 of April 2014. 

5.16 The Council expects to formally adopt the DMLP in Autumn 2014. 

5.17 As set out in paragraph 216 of the National Planning Policy Framework, emerging 
plans gain weight as they move through the plan making process. The DMLP as 
amended by the 16 main modifications has undergone all stages of the plan 
making process aside from formal adoption, and therefore holds very significant 
weight at this stage. 

5.18 The following policies are considered to be relevant to this application:  

DM Policy 1  Presumption in favour of sustainable development 

DM Policy 13  Location of main town centre uses 
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DM Policy 22  Sustainable design and construction 

DM Policy 30  Urban design and local character 

DM Policy 31 Alterations/extensions to existing buildings 

DM Policy 36  New development, changes of use and alterations affecting 
designated heritage assets and their setting: conservation 
areas, listed buildings, schedule of ancient monuments and 
registered parks and gardens 

DM Policy 38  Demolition or substantial harm to designated and non-
designated heritage assets 

DM Policy 41   Innovative community facility provision 

DM Policy 42   Nurseries and childcare 

DM Policy 44   Places of worship 

6.0 Listed Building Considerations 

6.1 The Government recognises heritage assets as a finite and irreplaceable cultural 
resource that should be cared for and be managed responsibly. Policies on all 
levels are aimed to preserve heritage assets for the appreciation and enjoyment 
of this and future generations.  

6.2 Under the Planning (Listed Buildings and Conservation Areas) Act 1990 listed 
building consent must be obtained for "works for the demolition of a listed building 
or for its alteration or extension in any manner which would affect its character as 
a building of special architectural or historic interest". The whole building is subject 
to this control, internally and externally, whether or not a particular feature is 
specifically mentioned in the list description. 

6.3 In terms of London-wide and policy, Policy 7.9 Heritage-led regeneration of the 
London Plan; Core Strategy Policy 16 Conservation areas, heritage assets and 
the historic environment; Policy LTC23 Heritage assets and emerging DM Policy 
36 New development, changes of use and alterations affecting designated 
heritage assets and their setting: conservation areas, listed buildings, schedule of 
ancient monuments and registered parks and gardens, all seek to ensure that the 
value and significance of heritage assets and their settings are enhanced and 
conserved and state that only alterations to listed buildings that relate sensitively 
to the buildings significance should be approved.  

6.4 DM Policy 38 Demolition or substantial harm to designated and non-designated 
heritage assets states that heritage assets are an irreplaceable resource and the 
greater the importance of the heritage asset, the greater the weight will be given 
to its conservation. As set out in the NPPF, proposals for the demolition or 
substantial harm to a heritage asset will require clear and convincing justification 
and will only be considered under exceptional circumstances for Grade II listed 
buildings.  Proposals for demolition or substantial harm to designated heritage 
assets will be refused unless it can be demonstrated that these are necessary to 
achieve substantial public benefits that outweigh the harm or loss, and that there 
is no practical way of realising the benefits without demolishing the building or 
causing substantial harm. 
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6.5 National guidance on the management of the historic built environment is set out 
in the National Planning Policy Framework (NPPF) and its Practice Guide. As a 
Grade II listed building, the site is a "designated heritage asset" in terms of NPPF. 

6.6 Local Authorities are required to assess and conserve the significance of a listed 
building. Paragraph 132 of the NPPF advises that ‘when considering the impact of 
a proposed development on the significance of a designated heritage asset, great 
weight should be given to the asset’s conservation. The more important the asset, 
the greater the weight should be.’  It goes on to state that substantial harm to or 
loss of a Grade II listed building should be exceptional. 

6.7 This paragraph states that ‘any harm or loss should require clear and convincing 
justification.’ Where a proposal might lead to ‘less than substantial harm’ this 
should be weighed against any public benefits that might result from the proposal. 
These can include heritage public benefits such as better revealing the 
significance of a building e.g. by providing for the building’s restoration or 
providing a viable use for its future.   

6.8 Paragraph 133 of the NPPF deals with proposals that will result in substantial 
harm to an asset and states that where such proposals are put forward, applicants 
must meet a strict set of criteria. They must show that: 

• the substantial harm or loss is necessary to achieve substantial public 
benefits that outweigh that harm or loss; or all of the below tests must be 
met: 

• the nature of the heritage asset prevents all reasonable uses of the site; 

• No viable use of the heritage asset itself can be found in the medium term 
through appropriate marketing that will enable its conservation; 

• Conservation by grant-funding or some form of charitable or public 
ownership is demonstrably not possible; and  

• The harm or loss is outweighed by the benefit of bringing the site back into 
use. 

6.9 In assessing the significance of the asset, in this case there is a very recent listing 
(2008) which is detailed and clearly sets out its significance:  

‘The former Temperance Billiard Hall on Lewisham High Street is listed for the 
following principal reasons:  

* It is a well-surviving example of an uncommon building type, it shares 
features in common with the listed hall at Fulham High Street and is less 
altered externally;  

* It has special architectural interest for its attractive architecture by Norman 
Evans, including a clever plan, eclectic detailing, good compositional 
qualities and strong presence in the streetscape;  

* It has special historic interest as representative of two defining 
characteristics of the Temperance movement: provision of an alternative to 
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the public house for food, drink and recreational activities and a 
determination to make temperance commercially viable’. 

Impact of the proposal on the significance of the former Temperance Hall 

6.10 The Council and other statutory consultees have raised major concerns about the 
level of intervention proposed and the impact this has on the special interest of 
the building. These were set out and explained to the applicant in pre-applications 
discussions and in writing over the last two years and have not changed.  

6.11 The proposals involve a significant loss of historic fabric and changes to the lay-
out and plan-form of the building. The main concerns can be summarised as 
follows:  

Main Hall 

Works proposed 

6.12 The demolition of the rear wall and extension of the footprint to the rear boundary 
including the dismantling of the roof structure, permanent demolition of the rear 
pitch of the roof and removal of the original iron roof trusses. Reconstruction of the 
front pitch of the roof including restoration of the four dormers 

 Assessment  

6.13 The change to the footprint resulting in the demolition of the rear wall and the loss 
of the roof trusses and roof pitch and dormer windows to the north elevation is a 
substantial intervention resulting in a significant loss of historic fabric. Despite the 
attempt made by the applicant to mitigate the effect by design (i.e. inclusion of 
new metal roof trusses), the resulting arrangement would bear little resemblance 
to the historic space.  

Small Hall 

Works proposed 

6.14 The sub-division of the smaller hall through the use of screens, alterations to the 
roof including the removal of 2 roof trusses and alterations to the atrium lantern 
light, the introduction of box dormers to the roof structure. 

 Assessment 

6.15 The smaller hall originally housed a café and lounge area and was designed to be 
an attractive and appealing alternative to public houses. This hall sat behind the 
shops and its natural light came mainly from the lantern light which is in the same 
position today. Some of the original timber panelling with leaded glazing remains 
and since the removal of the suspended ceiling further decorative leaded windows 
have been revealed. These decorative details reflect one of the aims of the 
temperance movement to create attractive and pleasant places to spend time.  

6.16 Subdividing the space by introducing two mezzanine floors and a mixture of solid 
and glazed partitions obscures the original lay-out and affects the integrity and 
character of the space. Due to its relatively low height, the building cannot 
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naturally accommodate the insertion of mezzanine floors, resulting in large ‘box 
dormer’ roof extensions having to be added. These greatly alter the volume and 
shape of the roof to this hall. Two of the decorative roof trusses will be lost as the 
result of introducing mezzanine floors and box dormer extensions and one would 
be hidden by partitions within the newly created ‘Flexible Space’ that would 
occupy the mezzanine. The size of the lantern light is to be reduced.  

Other matters 

Works proposed 

6.17 Loss of the surviving cast iron stairs, changes to the lay-out and creation of new 
openings between front part nursery and ‘Flexible Space 1’ at mezzanine level, 
insertion of lift, creation of new stairs to office and glazed partition.  

 Assessment 

6.18 These alterations involve changes to the lay-out that further obscures the original 
plan form and leads to loss of historic fabric. 

Amount of harm 

6.19 The proposed development would cause significant loss of historic fabric and loss 
of features of significance to the main hall and changes to the lay-out and 
subdivision to the small hall and the front part of the building that would affect the 
character and integrity of the building. The completeness and integrity the building 
has been listed for would be lost. It is considered that these alterations would 
amount to substantial harm.  

6.20 The applicant acknowledges that harm will be done to the building but contends 
that this would be less than substantial. National Planning Policy Guidance 
advises that in determining whether works to a listed building constitute 
substantial harm, an important consideration would be whether the adverse 
impact seriously affects a key element of its special architectural or historic 
interest. 

6.21 The applicant’s heritage consultant contends that the significance of the 
Temperance Hall lies primarily in the local townscape value of its front part and 
the social function of the spaces, and to a lesser extent in the integrity and actual 
physical fabric of the building (behind the front elevation). Officers consider this to 
be entirely inconsistent with the conservation of heritage assets. The fabric of a 
building is always an important part of its significance. The guiding principles for 
any alteration and conversion of a building are treating authentic fabric with 
respect and adopting the approach of minimal intervention.  

6.22 The NPPF states that the more important the asset, the greater the weight that 
should be given to the asset’s conservation.  The applicant’s heritage consultant 
contends that the building is only subject to the ‘lower’ Grade II listing and that this 
should be taken into account when assessing the degree of weight that should be 
given to the building’s conservation.  However, 92% of all listed buildings in 
England are Grade II listed. It is one of the highest levels of protection that can be 
afforded to a building when its conservation is found to be of national significance. 
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It is therefore appropriate that the need to conserve the building and the elements 
that contribute to this significance are given substantial weight by the Council.    

6.23 The building’s plan form is identified by all parties (including the applicant) as 
being essential to the significance of the asset.  The applicant’s Historic Building 
Significance Assessment (in part H2-Conclusion) concludes that in order to 
protect the National Significance of the asset (for which it was listed) any proposal 
would need to retain or enhance the appreciation of the structural plan form and 
volumes which enabled the function of the building within the Nationally significant 
Temperance movement.   

6.24 The elements of the small hall, the architectural roof trusses and lantern light are 
elements that are identified by all parties as contributing to the significance of the 
asset.  The proposal would result in two of these trusses being removed and one 
obscured by the flexible space.  The lantern light would be rebuilt at a smaller size 
and obscured by the box dormers installed at first floor level.  The Council 
therefore considers that the proposal would fail to preserve these features which 
contribute to the significance of the asset which adds to the conclusion that the 
proposal would lead to substantial harm.  

6.25 The proposal would result in the loss of all of the trusses to the main hall and the 
removal of 4 dormer windows to the rear roofslope.  The applicant argues that 
these trusses are of a utilitarian appearance and do not contribute to the 
significance of the asset.  The Council dispute this in that the trusses are 
considered key to defining the plan-form of this space.  The applicants were 
encouraged to explore an option at pre-application stage that retained the roof 
trusses supported by columns but which demolished the rear wall and extended 
the hall to the rear boundary to accommodate the additional seating required to 
meet the Tabernacle’s seating requirements.  The applicant dismissed this option 
as the roof trusses would obscure views of the stage for the members of the 
congregation sitting on the balcony.  Officers feel that the need for members of 
the congregation to have clear sight of the stage when screens could be used to 
augment partial views is a preference that is not in the spirit of conserving the 
listed building.  It is not considered that there is a clear and convincing justification 
to the harm that will result from the loss of the roof and the alterations to the plan 
form of this space as required by paragraph 132 of the NPPF.  Officers consider 
that further work could be carried out by the applicant to investigate design 
options resulting in less harm to the heritage asset. 

6.26 The applicant’s Historic Building Significance Assessment suggests that the local 
significance of the asset is limited to its townscape value and that the local 
significance of the asset would be preserved in the refurbishment of the building’s 
most visible facades.  However, the proposed restoration to the exterior has been 
found to be lacking in its approach (as set out below).  Officers conclude that the 
changes to the plan form and alterations to the fabric would significantly alter the 
way the building is experienced, failing to preserve references to the original 
function of the building and its links to the Temperance Movement.  Officers 
therefore consider that the proposal would destroy a number of key elements of 
the asset’s special architectural or historic interest that lead to its significance and 
that the historic significance of the building as a national asset would be 
damaged, constituting substantial harm.   
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6.27 English Heritage have highlighted in their response that the historic fabric of the 
building is considered ‘highly significant’, serving to ‘define the floor plate and 
character of the billiards hall’. It is their view that if this scheme was to be 
permitted in its current form, should the building then be re-assessed, the extent 
of harmful alterations would have been so great that there is a significant risk of 
the building being de-listed.  

Considerations relating to proposal for substantial harm to a listed building 

6.28 Paragraph 133 of the NPPF sets out the tests that will need to be met in order to 
allow a proposal that would result in substantial harm to a listed building.  The test 
allows for substantial public benefits to outweigh substantial harm to an asset.    

6.29 Officers, whilst being very supportive of the aims and activities of The Tabernacle, 
consider that the submission fails to define how the small increase in floor space 
achieved by the change in footprint to the main hall and removal of the current 
roof structure and its replacement with a large roof extension demonstrates 
substantial public benefits when the majority of these benefits can (and currently 
are) delivered by the church operating from a smaller premises.   

6.30 The proposals would result in significant harm to a heritage asset and perhaps 
total loss of its national interest.  While the proposals would support the excellent 
work carried out by the church, officers have concluded from the evidence 
submitted that the benefits delivered by the church are mainly focussed on its 
members with many of its classes and programmes only being available to the 
congregation or Christians (as set out in Para 3.36 above).  Those benefits that 
would reach out to the wider community such as the food bank, offenders 
programme and debt advice services (amongst others) are certainly considered to 
be a significant community benefit but are not considered to be a significant public 
benefit when considered on a national scale. 

6.31 The applicant places great weight on bringing the building back into use and the 
refurbishment works that will be undertaken are presented as a public benefit.  
The NPPF only allows for this to be considered as a benefit if less than substantial 
harm is caused.  Where substantial harm is caused, bringing the building back 
into use can only be considered as one of four tests which include marketing the 
site to other potential (more suitable) owners or considering other uses for the 
site. 

6.32 While public benefit could also result from restoration works that further reveal its 
significance, Officers consider that for the most part the works proposed are 
normal refurbishment works, upgrading and repair and alterations to suit the new 
purpose.  Apart from the restoration of the original windows (including the 
remaining dormer windows to the main hall) and the reinstatement of the windows 
to the Courthill Road elevation of the small hall, the works are considered the 
minimum necessary to fulfil the statutory duties of the owner of a listed building 
and facilitate its new use.  From the proposed schedule of works, the scope of 
works that could be considered to further reveal the significance of the historic 
building is very limited. In fact, officers consider that several opportunities to 
enhance the building are missed, as follows.  
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• The restoration of architectural detailing such as brick detail, plaster 
decoration and possibly terracotta, all of which originally contributed to the 
appearance of the buildings,  

• Original entrance to café at the corner could be reinstated,  

• Original canopy could be reinstated, 

• Reinstatement of doors to the shopfront(s) to reflect the original design of 4 
shopfronts to Lewisham High Street, which are an important aspect to the 
significance of the building,  

• Reinstatement of the windows at ground floor level in the main hall facing 
Courthill Road – these have been removed and blocked up in the past and 
the applicant does not intend to reinstate them. The blank elevation this has 
created currently detracts from the architectural quality of the building.  

6.33 The Victorian Society support this view, suggesting that there is a large amount of 
information available on the historic appearance of the building and that given the 
condition of the exterior, it would be ‘very achievable’ to restore  the exterior 
faithfully in as scholarly a fashion as possible.  

6.34 It is suggested that,  

“originally the building’s roughcast walls would have been unpainted, with areas of 
banding and certain details picked out not by a varying colour, but by a different 
material – either brick or tile or stone. The acceptability of any conversion scheme 
is therefore dependent on the paint that presently masks the building’s original 
appearance being removed.” 

6.35 The applicants intend to cover the building in a KEIM mineral paint which not only 
fails to reveal its original detailing and appearance but is irreversible, meaning that 
it would preclude the opportunity to uncover the architectural detailing described 
above at a later date. 

6.36 A good deal of emphasis is placed on the neglect of the building whilst in previous 
ownership.  No regard is had to the extent of deterioration under its current 
ownership in terms of the failure to address water ingress, the failure to secure the 
site against squatters and the removal of building features against officer advice.  
Up until Riley’s left the site in 2012, the building was under-maintained but in a 
usable state. Since the removal of partitions, services and ceilings, some of them 
against Officers advice, the building has become unusable. The continuing lack of 
action to carry out urgent works to stop the water ingress has contributed to the 
current state of repair. Paragraph 130 of the NPPF states that where there is 
evidence of deliberate neglect of or damage to a heritage asset the deteriorated 
state of the heritage asset should not be taken into account in any decision, the 
‘semi-derelict’ condition of the site is therefore not sufficient reason in itself to 
justify any harm to the building. 

6.37 The works to restore the existing building are therefore not considered to 
constitute part of any substantial benefit to outweigh the substantial harm to the 
asset.  
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6.38 The PPS5 Practice Guide (which remains a government endorsed advice 
document despite PPS5 being superseded by the NPPF) states that for 
substantial harm to a heritage asset to be justified on the grounds of substantial 
public benefit, there will be no other reasonable means of delivering similar public 
benefits, for example through different design or development of an appropriate 
alternative site.  The Guide suggests that the destruction of a designated heritage 
asset on these grounds is very much a last resort after every option to secure a 
viable future for the asset has been exhausted.   

6.39 With regards to the Business Plan, the Planning Statement sets out that the 
revenue from the hiring of the auditorium is necessary to repay the loans that will 
finance the project in 15 years, in addition to the income from hiring out the 
existing site on Algernon Road and members’ giving.  No information is provided 
of what income would be generated through an alternative design i.e. a space 
with a lower capacity (say if the existing layout were retained which can 
accommodate 450 people – or 585 with a mezzanine) or of a space that has 
slightly obscured views but can still accommodate 800; or of how much longer it 
would take to pay off the loan in these instances.  Officers cannot therefore accept 
the argument that the 800 seat auditorium in this exact configuration is necessary 
to finance the loan.  Officers are therefore not satisfied that a clear and convincing 
justification has been provided as to why the harm to the heritage asset is 
necessary (as required by the NPPF).   

6.40 It is officer opinion that a revised design that resulted in less than substantial harm 
to the asset should be investigated, as advised during pre-application discussions.  
The planning application was submitted against officer advice and in officer 
opinion, prematurely, before all of the design options could be explored.  It is 
officer opinion that a design could be achieved that can accommodate the 
majority of the church’s requirements and will facilitate the church’s outreach 
services and bring the building back into its optimum viable use, but that this will 
require a willingness to compromise on behalf of the church (for example in terms 
of finding innovative ways to deal with impeded views from the balcony space).  In 
addition, more detailed work needs to be carried out by the applicant in order to 
understand how the significance of the external detailing of the building can be 
more fully revealed.   

6.41 It is not accepted that there is a clear and convincing justification for the 
substantial harm that will arise from the proposals.  As set out in the NPPF, 
substantial harm to a Grade II listed building should only be permitted to occur in 
exceptional circumstances.  Officers are not satisfied that the requirement for the 
800 seat auditorium in the configuration proposed is necessary and therefore 
exceptional circumstances cannot be said to exist.  In addition, it is considered 
that substantial public benefit would not be provided to outweigh the significant 
harm to the heritage asset.  Listed Building Consent should therefore be refused.  

Viability 

6.42 The Business Plan shows that for the capital investment needed for the 
refurbishment of the buildings, the applicant intends to rely on grant money from 
the Heritage Lottery Fund under one of their heritage funding schemes.  
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6.43 The procurement of such grant is an extremely competitive process and by no 
means guaranteed. The Heritage Grants also tend to combine making heritage 
assets accessible for all parts of the community with showcasing best practice 
conservation.  As set out above, the proposed scheme raises considerable 
concerns from the conservation point of view. English Heritage is heritage adviser 
to the Heritage Lottery Fund. Given the objections they have raised, it is very 
unlikely that the scheme in its present form would qualify for any government 
heritage funding.  Officers therefore remain unconvinced that the scheme as 
presented will be viable and would be failing in their duty to preserve the historic 
environment by recommending approval for a proposal that would result in 
substantial harm to a Grade II listed building that may prove not to be viable. 

7.0 Planning Considerations 

7.1 The main planning issues to be considered in respect of this application are: 

a) Design and Heritage 
b) Principle of Development 
c) Highways and Traffic Issues 
d) Noise and Impact on Neighbouring Properties 
e) Sustainability and Energy 

Design and Heritage 

7.2 Matters relating to the design of the proposal and the impact it would have on the 
heritage asset have been fully considered in Section 6 above. 

Principle of Development 

7.3 The principle of the use of the site as a place of worship has already been 
established through the 2012 permission, subject to conditions controlling noise 
and a travel plan encouraging sustainable means of transport.  The permission 
relates only to the use of the site as a place of worship and the use of the site for 
a café and crèche/nursery would need to be considered separately.   

7.4 Policy 3.16 Protection and enhancement of social infrastructure of the London 
Plan, Core Strategy Policy 19 Provision and maintenance of community and 
recreational facilities, Policy LTC22 Social infrastructure of the Lewisham Town 
Centre Local Plan (LTCLP) and emerging DM Policies 41 Innovative community 
facility provision and 44 Places of worship all support the provision of community 
facilities in locations that are well connected to public transport and within easy 
reach of other facilities in the town centre.  These policies also support the 
multiple use of these premises.  

7.5 The LTCLP recognises that redevelopment of the town centre will result in an 
increase in the population in Lewisham and that social infrastructure will be 
required to meet the needs of these new residents.   

7.6 Emerging DM Policy 44 recognises that there is a need for places of worship in 
the borough and states that these uses should be provided in major and district 
town centres where there is good accessibility to public transport and less chance 
of the amenity of local residents being disturbed. 
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7.7 The application documents only discusses the ‘possibility’ of operating as a 
nursery open to the wider public and separate permissions would be required 
from the Council’s Children and Young People Service to facilitate this use.  DM 
Policy 42 relates to Nurseries and Childcare and supports these uses in this 
location provided that there will be no adverse effects on local traffic; there will be 
no loss of neighbouring amenity and a suitable external space is provided.  The 
Council’s Highways officers have no objection for the use of the site as a 
nursery/crèche, provided that the number of children is limited to that set out in the 
application (up to 49 child spaces) by condition.  It is considered that the 
mitigation measures proposed to deal with noise from services will be sufficient to 
address any noise arising from a nursery or crèche.  The site does not provide 
outside space but could provide access to a large interior space which could 
outweigh this lack should the overall proposal be recommended for approval. 

7.8 The site is therefore considered to be suitable for use as a café, nursery/crèche 
and place of worship as the building’s location is highly suitable and its plan form 
provides large spaces that lend themselves well to public gatherings.  Indeed, the 
use of the existing building as a place of worship has always been supported by 
the Council and other Statutory Consultees provided that the use could be 
facilitated without substantial harm to the Grade II Listed Building.   

7.9 The proposed use of the site would provide the following community facilities;  

o Place of worship;  

o Nursery/crèche; 

o Community café; and 

o Flexible meeting spaces and spaces for hire to the general public (and other 
churches who are struggling to find suitable accommodation within the 
borough) including a large space which could accommodate up to 800 
people of which there is an identified shortage in the surrounding area. 

7.10 In addition, the proposal would provide a base for the church’s administrative 
functions and facilitate and allow the church to expand its existing community 
outreach services which include:  

o Sunday School for children during main services; 

o Community youth club (ages 12-17 offering a range of 
actives/sports/games); 

o Evergreens Group (support and activities group for senior adults which 
includes breakfast clubs); 

o Dance classes (fitness and creative arts based on dance classes run by the 
Tabernacle’s Dance Ministry); 

o Project Jeremiah (Youth Education Drive); 

o Marriage Courses (8 week marriage preparation programme); 

o Life Classes (Christian Education Classes); 

o Prayer meetings (weekly prayer sessions with small groups); 
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o MPower Mentoring (mentoring programmes for young men on responsibility 
and accountability); 

o G4T Youth Service (open to teenage members of the church to discuss 
teenage issues and Christian faith); 

o CAP Debt Advice (Christians Against Poverty Debt Centre offering advice to 
the community); 

o Freedom Classes (Rehabilitation and counselling programme for those with 
alcohol addiction – Tabernacle members only); and 

o Administration of courses such as offenders mentoring scheme.  

7.11 The community benefit that would arise from the reuse of the site by the 
Tabernacle is undeniable and the Council is highly supportive of the excellent 
work that the church carries out.  However, the proposals would only be 
acceptable if the building’s historic significance as a Grade II listed building can be 
protected or if the public benefits set out above are found to outweigh the harm to 
the listed building. 

 Highways and Traffic Issues 

7.12 The site is well served by public transport and is therefore considered to be a 
good location for the proposed use.  A Travel Plan has been submitted in support 
of the application which sets out the measures that will be undertaken to 
encourage the congregation to use sustainable forms of transport when travelling 
to/from the site.  

7.13 The Council’s Highways team have confirmed that they are satisfied with the 
Travel Plan and that the only element of the scheme that is objectionable is that 
the doors on Courthill Road open outwards onto the footway which would cause 
an obstruction to pedestrians using this route.  If planning permission were 
recommended, it is envisaged that this could be dealt with by condition.  In 
addition, conditions in relation to cycle parking and refuse facilities could be 
recommended.  

Noise  

7.14 The applicant has submitted a Noise Assessment and the Council’s 
Environmental Health team have confirmed that they are satisfied with the 
measures proposed although these may conflict with the conservation matters. 

7.15 The Noise Assessment sets out the windows cannot be opened during services 
and that the main hall will therefore need to be mechanically ventilated.  Other 
mitigation measures include: 

o The installation of a noise limiting device set to 93 dB LAeq,T;  

o The installation of an independent, or isolated, sound insulating lining, 
incorporating two layers of plasterboard (20 kg/m2) and a cavity of not less 
than 85mm containing mineral fibre (at least 25mm and 10 kg/m3) to the east 
wall. This lining will need to be carried across the oriel window so that this 
feature will not be visible from the inside of the space; 
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o Installation of door-sets to achieve at least 34 dB Rw  (This will necessitate a 
specialist acoustic door-set and careful installation); 

o The windows should be rated at 37 dB Rw or better which would require 
10/12/6 mm double glazing;  

o The installation of a plasterboard ceiling comprising two layers of 12.5mm 
plasterboard (at least 20 kg/m2) suspended on metal hangers. 

7.16 The Council’s Environmental Health Team is satisfied with this approach but there 
are concerns surrounding the blocking up of the oriel window and the suspended 
ceiling from a conservation point of view.   If there were to be a recommendation 
to approve the scheme it is considered that the careful detailing of these elements 
could be dealt with by condition. 

 Sustainability and Energy 

7.17 The application has focussed on the heritage matters surrounding this application 
and no information has been provided relating to matters of sustainability and 
energy.  Whilst the reuse of the existing building is supported in holistic 
sustainability terms, the proposal would result in substantial harm to a nationally 
designated historic asset that is not outweighed by substantial public benefit.  The 
proposal is not considered to constitute sustainable development and there is no 
presumption in favour of the proposal.    

8.0 Conclusion 

8.1 This application has been considered in the light of policies set out in the 
development plan and other material considerations. 

8.2 Officers consider that the proposals fail to preserve and enhance the significance 
of the Grade II Listed heritage asset and that the proposed alterations fail to relate 
sensitively to the buildings significance contrary to Policy 7.9 Heritage-led 
regeneration of the London Plan; Core Strategy Policy 16 Conservation areas, 
heritage assets and the historic environment; Policy LTC23 Heritage assets of the 
Lewisham Town Centre Local Plan and emerging DM Policy 36 New 
development, changes of use and alterations affecting designated heritage assets 
and their setting: conservation areas, listed buildings, schedule of ancient 
monuments and registered parks and gardens of the Development Management 
Local Plan. 

8.3 It is considered that the proposals would result in substantial harm to the Grade II 
Listed Building arising from the removal of original fabric and obscuring the plan-
form and integrity of the original building and its former use.  It is considered that 
the community benefits set out in the proposals would fail to constitute ‘substantial 
public benefits’ to outweigh the substantial harm to the asset, contrary to 
paragraph 133 of the NPPF. The applicant has failed to establish that exceptional 
circumstances exist to justify the harm to the heritage asset, contrary to para 132 
of the NPPF and the scheme is therefore considered unacceptable. 

9.0 Equalities Considerations 

9.1 Section 149 of the Equality Act 2010 (“the Act”) imposes a duty that the Council 
must, in the exercise of its functions, have due regard to:- 
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(a) eliminate discrimination, harassment, victimisation and any other conduct 
that is prohibited by or under the Act; 

(b) advance equality of opportunity between persons who share a relevant 
protected characteristic and those who do not; 

(c) Foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

9.2 The protected characteristics under the Act are: age, disability, gender 
reassignment, pregnancy and maternity, race, religion or belief, sex and sexual 
orientation. 

9.3 The duty is a “have regard duty” and the weight to attach to it is a matter for the 
decision maker bearing in mind the issues of relevance and proportionality. 

The Assessment 

• The matters of the application are such that the applicant is a religious 
organisation and the majority of the church’s members are of an Afro 
Caribbean background.  There is therefore potential for an impact on equality.  
However, the recommendation made relates wholly to the impact of the 
proposal on heritage assets and other relevant listed building and planning 
considerations set out in this report.  The benefits that would arise from the 
proposal to the community (including minority groups) have been carefully 
considered and weighed against the substantial harm that would be caused to 
the heritage asset, as required by national policy.  Matters of race or religion 
have not had any bearing on the recommendation made. 

10.0 RECOMMENDATION (A) 

REFUSE LISTED BUILIDING CONSENT for the following reasons :- 

(1) The proposed works would be detrimental to the significance of the Grade 
II Listed Building by reason of its design which would result in the removal 
internal fabric that contributes to the significance of the asset and would 
obscure the plan form and therefore affect the integrity and the significance 
of the of the building as a former Temperance Billiards Hall contrary to 
Policy 7.9 Heritage-led regeneration of the London Plan; Core Strategy 
Policy 16 Conservation areas, heritage assets and the historic 
environment; Policy LTC23 Heritage assets of the Lewisham Town Centre 
Local Plan and emerging DM Policy 36 New development, changes of use 
and alterations affecting designated heritage assets and their setting: 
conservation areas, listed buildings, schedule of ancient monuments and 
registered parks and gardens of the Development Management Local Plan.  

(2) The substantial harm that would arise from the proposed works would not 
be outweighed by substantial public benefit and as such, the development 
is contrary to advice contained in the National Planning Policy Framework. 
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RECOMMENDATION (B) 

REFUSE PLANNING CONSENT for the following reasons :- 

(1) The proposed works would be detrimental to the significance of the Grade II 
Listed Building by reason of its design and would fail to relate sensitively to 
the heritage asset contrary to Policy 7.9 Heritage-led regeneration of the 
London Plan; Core Strategy Policy 16 Conservation areas, heritage assets 
and the historic environment; Policy LTC23 Heritage assets of the Lewisham 
Town Centre Local Plan and emerging DM Policy 36 New development, 
changes of use and alterations affecting designated heritage assets and their 
setting: conservation areas, listed buildings, schedule of ancient monuments 
and registered parks and gardens of the Development Management Local 
Plan.  

(2) The substantial harm that would arise from the proposed works would not be 
outweighed by substantial public benefit and as such, the development is 
contrary to advice contained in the National Planning Policy Framework. 

INFORMATIVES 

(1)  The Council engages with all applicants in a positive and proactive way 
through specific pre-application enquiries and the detailed advice available 
on the Council’s website.  On this particular application, pre-application 
advice was sought and advice was given regarding the proposal being 
unacceptable.  These discussions involved the Council and statutory 
consultees concerns over the level of intervention proposed along with the 
loss of historic fabric and the loss of significance of the heritage asset.  The 
planning application was submitted against officer advice before it was 
possible to find a solution that addressed these concerns and no changes 
had been made by the applicant to address the concerns raised at pre-
application stage. 


