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Designation District Centre
Conservation Area

1.0 Property/Site Description  

1.1 The application site is 475.28sqm and is located on the western side of Deptford 
High Street, with the Deptford Station immediately north and the Deptford Project 
to the west.  The site adjoins the Church of our Lady of Assumption to the south.  

1.2 The existing building is 4 storeys and fronts Deptford High Street, comprising 2 
retail units at ground floor and 6 residential units and a live work unit above.  The 
church hall which serves the Church of our Lady of Assumption is located at the 
rear of the site. 

1.3 The site is located in an area of significant change and bound by several 
regeneration projects, the most notable is the Deptford Project, now rebranded 
Deptford Market Yard, which includes significant public realm improvements.  The 
site shares its rear and side boundary with the station forecourt which forms part 
of the Deptford Project public realm improvements. 

1.4 The site is located within a designated Regeneration and Growth area and as part 
of Deptford high Street, also forms part of a district primary shopping frontage.  

1.5 The application site is located within the Deptford High Street Conservation Area 
which merges into St Paul’s Conservation Area to the north of the site, the other 
side of the railway bridge. 

2.0 Planning History

2.1 1989: Planning permission was granted for the construction of a part 2/ part 4 
storey  building on land adjoining the Church of our Lady of Assumption at 133 
Deptford High Street, comprising two retail shops on the ground floor and 6 two-
roomed self contained flats on the upper floors together with a church hall at the 
rear with a one-bedroomed flat/ work space above (outline application).   

2.2 1990: The reserved matters attached to outline application were granted. 

3.0 Current Planning Applications

The Proposals

3.1 The applicant seeks permission for the demolition of the existing church hall, 2 
ground floor retail units and 7 residential units in order to provide a 6 storey 
building comprising a 70 bedroom hotel and a replacement church hall at ground 
floor.



Scale, massing and siting

3.2 The building would be sited between the existing Our Lady of Assumption Church 
and the planter strip along the Deptford Station forecourt, which forms part of the 
Deptford Project.  

3.3 The building would have a maximum height of 19.15m including the plant 
projection at roof level (0.5m high)  The building steps back in two places; at first 
floor level, the building steps back by 2.7m, with the fifth floor stepped a further 
3.8m back from the front elevation.  It would therefore be 38.1m in depth at 
ground floor, 35.5m in depth at first floor to fourth floor level with a reduced depth 
of 27.7m at fifth floor level.  The building would be 11.6m wide. 

Architectural treatment/ detailed design

3.4 The ground floor eastern (front) and northern (station facing) elevations would 
comprise shop front glazing with anodised aluminium frames.  The full height shop 
front glazing panels would continue along the church hall façade but incorporate 
an applied graphic for screening purposes.  Further along the northern elevation, 
an internal mural/art installation would screen the electrical intake room and WC.  
At ground floor level, the western (rear) elevation of the building would be bronze 
anodised aluminium panelling that would screen the service zone of the building.  

3.5 There would also be a series of light wells along the base of the northern 
elevation, presenting a ‘hit and miss’ arrangement.  The design of the proposed 
light wells reflect the landscaping scheme that is approved for the station forecourt 
and would consist of an internally raised (350mm above the planter) light box at 
ground level and light wells that would sit above the planter, allowing light into the 
basement.  The Design and Access Statement does however refer to an 
alternative option in the event that the planter is removed.  This option would 
involve the extension of the paver to the edge of the northern boundary of the 
proposed development together with an internal light box raised to a lesser extent. 

3.6 The first to fourth floor levels would be anodised aluminium rain screen cladding 
and high performance windows in aluminium casing.

3.7 The top floor would comprise highly reflective glass and reflective solid panelling/ 
an obscured interlayer.  There would also be projecting vertical fins that would be 
treated in a lighter grey anodised aluminium finish.   

3.8 It is proposed that green roof is proposed on top of the first and fourth floor roofs 
where the building steps back and at fifth floor, which is the top of the building.  

3.9 There would also be two signage zones on the proposed building.  They would be 
located on the eastern and northern elevations at ground floor level, 2750mm 
above ground level.  The signage zone on the eastern elevation would be 660mm 
wide and 11,315mm in length.  On the northern elevation, it would also be 660mm 
wide, but 8,150mm in length.  No signage details have been proposed. 

Internal arrangement/ Access/ Servicing

3.10 The entrance to the proposed hotel would be on the eastern elevation at ground 
floor level, with the hotel lobby located along Deptford High Street and to the 
northern corner of the station forecourt. The church hall would be located at the 



centre of the ground floor plan and the existing entrance from the church into the 
church hall would be retained.  The church hall would have a Gross Internal Area 
(GIA) of 312sqm.  

3.11 It is proposed that a single central core is located towards the front, on the right 
hand side of the building.  It would allow access to all floors, from basement level 
upwards.  In addition to this, a secondary core would be located to the rear for 
servicing purposes.  There would also be rear access to/from the building as part 
of the service zone to the rear.

3.12 In a typical floor plan (first to fifth floor), a central corridor links the core to each 
hotel room.  

3.13 Cycle storage would be located at ground floor level within the building.  It is 
proposed that refuse is collected from the rear of the building with all refuse stored 
in the basement in 4 x 1,100 litre wheeled Eurobins.  

Proposed accommodation

3.14 The proposed hotel would have 70 rooms.  The table (Table 1.1) below illustrates 
how these rooms would be arranged within the building:

Table 1.1

3.15 Table 1.2 below outlines the room size category that each of the proposed rooms 
fall into:

Table 1.2

Level Room at 
13.5 - 15 

sqm

Room at    
16 sqm

Room at  
19 - 20   
sqm

Room at       
20 - 22       
sqm

Basement 3 1 2

Level Rooms

Basement 6

Ground 0

First 14

Second 14

Third 14

Fourth 14

Fifth 8

Total 70



Ground

First 8 4 2

Second 8 5 1

Third 8 5 1

Fourth 8 5 1

Fifth 6 2

Total 41 21 1 7

Supporting Documents 

Archaeological Desk-Based Assessment

3.16 This document states that the site is considered to have a generally low 
archaeological potential for Roman and Medieval evidence and low potential for 
all remaining past periods.  However, past post-depositional impacts have been 
severe as a result of past construction and demolition.

3.17 It concludes that the proposed development is considered unlikely to have an 
archaeological impact.  On this basis, further archaeological mitigation measures 
are not considered necessary.  

Construction Dust Risk Assessment

3.18 This Assessment has considered the dust emission magnitude for four activities; 
demolition, earthwork, construction and trackout.  The overall risk of the dust 
impact for each of the four activities was considered to be ‘low’, with regards to 
both the dust soiling impact and risk on human health.   

3.19 The report outlines various mitigation measures and recommends that they 
should be included within an Air Quality and Dust Management Plan which should 
be submitted as part of a Construction Management Plan prior to the 
commencement of works. 

3.20 Following the implementation of the recommended measures, the impact of 
emissions during the construction of the development would be ‘not significant’. 

Daylight/ Sunlight Report

3.21 This report outlines the findings of a comprehensive study of the impact of the 
proposed development on the relevant rooms in all of the surrounding dwellings.  
The tests were undertaken in accordance with the BRE Report 209 ‘Site Layout 
Planning for Daylight and Sunlight – A Guide to Good Practice’ (second edition, 
2011).  

3.22 The study concludes that the proposal adheres to the BRE guidelines and does 
not reduce sunlight or daylight to existing surrounding properties.  



Design and Access Statement

3.23 This document supports the planning application and seeks to explain how the 
design proposals have evolved through the pre-application process in response to 
the sites characteristics, surrounding context and consultation with Lewisham 
Council and the local community. 

Economic Impact Statement

3.24 This statement suggests that the proposed development would play a role the 
regeneration of the town centre.  Most specifically in relation to job creation at a 
range of levels, the attraction of inward investment, the generation of additional 
spending which would be captured by the local economy and generally supporting 
the tourism section within London. 

Energy and Sustainability Statement 

3.25 This statement suggests that the proposed development is capable of achieving a 
44.18% improvement in carbon dioxide emissions over Building Regulations 2013 
Part L.  This has been achieved by the following strategy, in line with the ‘Be 
Lean, Be Clean, Be Green’ hierarchy.  

3.26 This document demonstrates that the use of a highly efficient building fabric, the 
use of on site CHP unit to deliver 60% of annual hot water demand and air source 
heat pumps would achieve the above stated improvement percentage.

Engineering Design and Construction Method Statement

3.27 This statement provides information on the site, the proposed alterations and their 
impact on the site, the building and the adjoining building whilst providing 
information on how the works will be constructed.  

Ground Investigation Report

3.28 This report states that the findings of the Phase 2 site investigation have 
demonstrated that in the context of a commercial use of the site, the 
concentrations of determinants analysed were not present in sufficient quantities 
to pose any risks to end-users of the site, adjacent residents, site construction 
workers, landscaping or building materials. 

3.29 However, due to the amount of Made Ground encountered at the site, the report 
recommends that an assessment of the potential for ground gas at the site is 
undertaken.  It also recommends that any remedial measures suggested in this 
report should be subject to formal approval.  

Noise Assessment

3.30 The Noise Assessment conducted concludes that the noise exposure of the site is 
moderate and that the acoustic performance requirements placed on the building 
will need to be commensurate with the exposure.  The report outlines 
requirements necessary to achieve the noise levels provided in British Standard 
8233:2014 Guidance on Sound Insulation and Noise Reduction for Buildings. 



3.31 It also assesses the impact of the development upon neighbouring uses, including 
noise emissions from a fixed building plant.  Achievement of the derived noise 
limit can be expected to result in a ‘low impact’.

Phase 1 Preliminary Risk Assessment

3.32 A preliminary risk assessment was carried out to explore the potential for 
contamination at the site and to evaluate whether any remediation may be 
required for the protection of the end-user and other sensitive receptors from the 
presence of potential contamination.  

3.33 The assessment indentified a number of potential unacceptable risks relating to 
sensitive receptors on site.  It is suggested that the most viable method of 
assessment would be via a Quantitive Risk Assessment (Site Investigation) with 
the following objectives:  Provide information for further characterisation of the site 
in relation to potential pollution from industrial use of the site and from local 
industry. 

Planning Statement

3.34 This statement sets out a full assessment of the proposed development in relation 
to national, regional and local planning policy and considers the proposal to 
comply with the relevant polices.  

Statement of Community Involvement 

3.35 This document outlines the details of the pre-application consultation that has 
been undertaken to ensure that local residents and stakeholders have had an 
opportunity to comment on the emerging proposals in advance of the submission.

Townscape and Visual Impact Assessment

3.36 This assessment concludes that the proposed development would have a major 
and beneficial impact on its close context and a negligible to minor impact on its 
wider environment.  Further to this, it is suggested that where visible the 
development would add positively to local views, contribute positively to the 
settings of heritage assets and to the local townscape character.  

3.37 The proposed development is considered to be of a high design quality with high 
quality materials which will enhance the existing character of the local 
streetscape.  

Transport Assessment

3.38 This documents concludes that the site is suitable for the proposed development 
as it is well connected by public transport to Central London and it would be car 
free, therefore generating minimal traffic movements.

3.39 The document includes a Delivery and Servicing Plan which identifies that the 
hotel would generate a minimal number of servicing and delivery trips during peak 
hours.  The hotel operator is however required to make all reasonable endeavours 
to encourage the use of smaller and more efficient delivery vehicles. 



3.40 A Draft Construction Logistics Plan (CLP) is included, outlining suggested 
commitments necessary to minimise impact on the local highway.  It is envisaged 
that the preparation of a final CLP would be a condition of any planning consent. 

3.41 The Travel Plan sets out how site users would travel to and from the development 
by modes other than the private car.  It is considered that the Travel Plan is 
sufficiently robust to deliver more sustainable travel choices in relation to the site 
whilst maintaining a degree of flexibility to enable the Travel Plan to respond the 
changing circumstances.  

4.0 Consultation

4.1 This section outlines the consultation carried out by the applicant prior to 
submission and 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.  The Deptford Society and 
the Deptford High Street Association, Network Rail and U+I PLC (adjoining land 
owners) were consulted.  Any responses received are detailed below (see point 
4.5 onwards).  

Pre-Application Consultation

4.3 Prior to the submission of this application, the applicant team conducted an 
accessible and visible exhibition.  The applicant team identified community groups 
and other key stakeholders, including ward Councillors, in the area of the 
application site.  Those identified were invited to the exhibition.  

4.4 The applicant team also made the above stakeholders aware that they were 
happy to provide further information and meet them at their convenience.  

Written Responses received from Local Residents and Organisations

4.5 A letter of support was received from a representative of the Roman Catholic 
Diocese of Southwark.  Their comments are outlined below:

- the existing church hall has poor acoustics and inadequate facilities and is of 
poor design and function

- the proposal will deliver a much improved community facility for the 
congregation to use and enjoy

- the Church has been proactively engaged in the pre-application design 
process and endorses the specific improvements included in the application

- the Church is also fully supportive of the overall development and the 
proposed hotel use that will provided the necessary funding to procure the 
delivery of the new hall

- it would be also be beneficial for the local economy



4.6 A further letter of support was received from the Deptford High street Association.  
Their comments are outlined below:

- the hotel would be extremely beneficial to the High Street

- the increased numbers of people moving about will increase the safety of the 
area and the possibility of an evening economy, it will also help the Albany 
Theatre, the existing retailers and the renowned markets – it will take us into a 
new era

- the church will have a modern hall, with toilet facilities and baby changing 
rooms

- it will also add to our heritage, with people able to visit and explore our history

4.7 One objection has been received from the Deptford Society.  Their concerns are 
outlined below:

- proposed façade treatments fail; they prevent interaction between the building 
and the public spaces, for example, the whole ground floor elevation fronting 
the new market square is given over to ‘back of house’ (services/refuse 
storage) and the majority of the north elevation will comprise solid backed 
mural which would prevent any reading of the space or interaction with the 
station yard

- increased vehicular activity and movements through the square

- likelihood of the back-door becoming run down and unkept

- treatment of east elevation does not integrate or engage with the High Street, 
rather exacerbates an existing pinch point

- quality of accommodation at basement level; a better location for the hall be 
either partly or fully in the basement with the hotel rooms at raised ground 
level?

- relationship between the new and existing adjoining building is inadequate; the 
form and massing is not subservient, illustrates over development

- hotel rooms on the south side will suffer from lack of view, daylight and 
sunlight which would result in poor quality accommodation; should the building 
be converted to flats would be totally unacceptable

- the missed opportunity to reinstate the buttress once lost from the north east 
corner of the church annex is disappointing

- the building would cast a significant shadow on the new station square which 
combined with wind funnelling would make the square less conducive to social 
or café uses and attract from local public amenity

- overlooking will increase with the introduction of more hotel bedrooms and with 
impermanent tenancy.

Written Responses received from Statutory Agencies



4.8 The following responses were received from internal consultees: 

Lewisham Design Review Panel (DRP)

The proposal was reviewed by Lewisham’s DRP on two occasions.  The summary 
below relates to the feedback from the most recent visit:

- arrangement, with hotel lobby facing towards Deptford High Street is 
considered to be successful

- support option of providing a retail kiosk to NW corner as it would provide a 
more active element to the public realm frontage

- floor to ceiling heights of 2.5m seem appropriate, queried whether 450mm is 
sufficient for structure and services, applicant to draw up details before 
submission

- support the setting of the signage behind the glazing

- all rooms have access to daylight; plan layout greatly improved since first DRP

- church hall is disappointing; relationship between church and church hall 
needs consideration

- quality of the façade system and the approach to the detailing is generally 
supported; application submission should be accompanied by 1:5. 1:20 and 
actual material samples.

In light of the above, it should be noted that since the above comments were 
received from the Lewisham DRP, the scheme has been altered to successfully 
address the queries and comments raised.  

Highways and Transportation

- No objections raised.

Ecological Regeneration Officer

- Inconsistencies between the Design and Access Statement and the living roof 
and parapet detail drawings.

- The Design and Access Statement shows a biodiverse roof of 80-150mm 
substrate; officers should ensure that these details are approved.  It should be 
noted that the substrate should be undulating.

In response to this, the detailed drawings were revised to reflect the biodiverse 
roof shown within the Design and Access Statement.  Officers also requested that 
the plans were amended to ensure that the undulating nature of the living roof is 
secured. 

Environmental Health Officer

- The standard land contamination condition as recommended by their soil 
investigation should be added to the permission.



- Happy for the recommendations within the submitted noise report to be 
followed

- If there is a church use of the ground floor, a condition requiring adequate 
soundproofing between the hall and the hotel rooms should be added.

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:- 

(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, the 
Development Management Local Plan, the Site Allocations Local Plan and the 
Lewisham Town Centre Local Plan, and the London Plan.  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 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.

Other National Guidance

5.5 On 6 March 2014, DCLG launched the National Planning Practice Guidance 
(NPPG) resource.  This replaced a number of planning practice guidance 
documents.  

London Plan (March 2015)

5.6 On 10 March 2015 the London Plan (consolidated with alterations since 2011) 
was adopted.  The policies relevant to this application are:  

Policy 1.1 Delivering the strategic vision and objectives for London
Policy 2.13 Opportunity areas and intensification areas
Policy 2.14 Areas for regeneration
Policy 2.15 Town centres
Policy 3.8 Housing choice
Policy 3.14 Existing housing
Policy 4.1 Developing London’s economy
Policy 4.5 London’s visitor infrastructure
Policy 5.1 Climate change mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.7 Renewable energy
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.11 Smoothing traffic flow and tackling congestion
Policy 6.12 Road network capacity
Policy 6.13 Parking
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology
Policy 8.2 Planning obligations
Policy 8.3 Community infrastructure levy

London Plan Supplementary Planning Guidance (SPG)

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

Accessible London: Achieving an Inclusive Environment (2004)
Town Centres Supplementary Planning Guidance (2014) 
Housing (2016)

http://www.london.gov.uk/thelondonplan/guides/spg/spg_01.jsp
http://www.london.gov.uk/thelondonplan/guides/spg/spg_03.jsp


Sustainable Design and Construction (2006)

London Plan Best Practice Guidance

5.8 The London Plan Best Practice Guidance’s relevant to this application are:  

Development Plan Policies for Biodiversity (2005)
Control of dust and emissions from construction and demolition (2006)
Wheelchair Accessible Housing (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 Development Management Local Plan and the London 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: 

Spatial Policy 1 Lewisham Spatial Strategy
Spatial Policy 2 Regeneration and Growth Areas
Core Strategy Policy 1 Housing provision, mix and affordability
Core Strategy Policy 6 Retail hierarchy and location of retail development
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 9 Improving local air quality
Core Strategy Policy 10 Managing and reducing the risk of flooding
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 18 The location and design of tall buildings
Core Strategy Policy 19 Provision and maintenance of community and 

recreational facilities
Core Strategy Policy 21   Planning obligations

Development Management Local Plan

5.10 The Development Management Local Plan was adopted by the Council at its 
meeting on 26 November 2014. The Development Management Local Plan, 
together with the Site Allocations, the Lewisham Town Centre Local Plan, the Core 
Strategy and the London Plan is the borough's statutory development plan. The 
following lists the relevant strategic objectives, spatial policies and cross cutting 
policies from the Development Management Local Plan as they relate to this 
application:

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

DM Policy 1 Presumption in favour of sustainable development
DM Policy 2    Prevention of loss of existing housing
DM Policy 11 Other employment locations
DM Policy 12 Hotels

http://www.london.gov.uk/thelondonplan/guides/spg/spg_04.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_06.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_04.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_01.jsp


DM Policy 13 Location of main town centre uses
DM Policy 14 District centres shopping frontages
DM Policy 22 Sustainable design and construction
DM Policy 23 Air quality
DM Policy 24 Biodiversity, living roofs and artificial playing pitches
DM Policy 29 Car parking
DM Policy 30 Urban design and local character
DM Policy 33 Development on infill sites, backland sites, back gardens and 

amenity areas
DM Policy 35  Public realm
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 41  Innovative community facility provision

Planning Obligations Supplementary Planning Document (February 2015)

5.12 This document sets out guidance and standards relating to the provision of 
affordable housing within the Borough and provides detailed guidance on the 
likely type and quantum of financial obligations necessary to mitigate the impacts 
of different types of development.  

Shopfront Design Guide Supplementary Planning Document (March 2006) 

5.13 This document seeks to promote good design in order to enhance the character 
and appearance of the borough as a whole. The guide advises on the use of 
sensitive design and careful attention to detail and that whilst shopfront design 
encompasses a wide variety of styles and details there are certain basic rules that 
apply everywhere. 

6.0 Planning Considerations

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

a) Principle of Development
b) Design
c) Standard of hotel accommodation
d) Highways and Traffic Issues
e) Noise
g) Impact on Adjoining Properties
h) Sustainability and Energy
i) Flood Risk, Ecology and Environmental Mitigation
k) Planning Obligations 

Principle of Development

Proposed use

6.2 Deptford is defined as a Regeneration and Growth Area and is designated as a 
district town centre within the Core Strategy.   It is within these designated areas 
that the provision of leisure development is considered to be most appropriate.   



6.3 Policy 4.1 of the London Plan seeks to promote and enable the continued 
development of a strong, sustainable and increasingly diverse economy across all 
parts of London.  This includes London’s visitor economy, with Policy 4.5  seeking 
to ensure that proposals support London’s visitor economy and stimulate its 
growth, taking into account the needs of business as well as leisure visitors.  As 
part of this, the Mayor seeks to achieve 40,000 net additional hotel bedrooms by 
2036, of which at least 10% should be wheelchair accessible.  In light of this, 
planning decisions should support and encourage the development of good 
quality budget category hotels.  

6.4 Currently, Lewisham has few hotels and the borough has a small tourism sector, it 
is however highly connected to Central London and a number of high profile 
tourist attractions on the periphery of the borough.  Therefore, there is an 
opportunity to encourage tourists to use Lewisham as a base for exploring 
attractions elsewhere, with new hotel developments helping to cater for both 
business and leisure needs as well as stimulating the local economy.  It’s wider 
benefits include an increase in the number and variety of local jobs and an 
increased market for local businesses through both employees and visitors, 
including a boost to the evening economy.  In light of this, DM Policy 12 states 
that the Council will encourage the provision of hotels in appropriate locations, 
with a preference given to those in highly accessible sections of town centres, in 
close proximity to train stations or other locations where there is good public 
transport access. 

6.5 In line with the above policy framework, the Council is supportive of the 
development of hotels within the borough.   The application site, which is in a 
district town centre and a highly accessible location due to its very close proximity 
to Deptford Station, is considered to be an appropriate location for the 
development of a new hotel.  The principle of the proposed hotel use is therefore 
supported.  

6.6 The proposed development also seeks to re-provide the church hall.  This is 
considered to be in line with Core Strategy Policy 19 which seeks to ensure that a 
range of community facilities are provided, protected and enhanced across the 
borough.  A letter of support has also been received from the RC Diocese of 
Southwark.  As well as outlining support in relation to the overall scheme, it 
referred to the beneficial nature of the church hall reprovision, especially with 
regards to the quality of the facility and the positive impact that this would have 
upon the community/ congregation.

6.7 Further to this, the proposed building has been designed to ensure that the 
proposal would result in no net loss of facilities, rather incorporating a new church 
hall into the design of the hotel.  This is considered to be acceptable.  

6.8 The proposed development would however give rise to the loss of seven 
residential units and two retail units.  Officers must therefore have regard to the 
loss of these units in order to fully assess the principle of the proposed 
development.  

Loss of retail units

6.9 In relation to the loss of the retail units, Core Strategy Policy 6 identifies Deptford 
as a district centre.  The application site itself is also sited within a designated 



primary frontage.  This policy therefore seeks to ensure that essential services are 
maintained and contribute to the vitality and viability of the district centre.  
Furthermore, DM Policy 14 aims to protect the retail function of the district centres 
and sets out a criteria against which the loss of retail units within these areas 
should meet.  This criteria refers to the loss of ground floor level retail and seeks 
to ensure that such proposals would:

- not harm the predominant retail character of the shopping frontage;

- not create an over-concentration of non-retail uses so as to create a 
break in the retail frontage of 3 or more non-A1 uses together, and 
maintain 70% of A1 uses in the primary shopping frontage;

- generate a significant number of pedestrians visits, thereby avoiding the 
creation of an area relative inactivity in the shopping frontage;

- occupy vacant unit, having regard to both their number within the district 
centre as a whole and the primary frontage and the length of time the 
unit has been vacant; 

- not result in adverse effects caused by crime, disorder and anti-social 
behaviour.

6.10 The proposed hotel would front Deptford High Street and would provide an active 
frontage that would generate a steady stream of pedestrian visits.  The glazed 
design of the ground floor of the building would make the internal activity visible 
from the street and the station forecourt, an element of activity that the existing 
building does not provide.  As pointed out within the objection received, the 
church hall façade, due to the need for increased privacy, together with the 
service zone of the building, would not provide the same level of transparency/ 
activity at ground floor level as the hotel use.  The design does however 
incorporate privacy screening in the form of applied graphic and an internal 
mural/art installation that is considered to add interest/ visual activity to these 
parts of the building.  

6.11 In light of the above, it is not felt that the development would harm the 
predominant retail character of the shopping frontage, rather giving rise to a 
ground floor level that is compatible with the surrounding primary frontage and the 
public realm improvements on the neighbouring site and the regeneration of the 
adjacent railway arches in association with the Deptford Project.  Furthermore, the 
regeneration of the adjacent railway arches and the resultant introduction of new 
retail offerings works together with the proposed development to ensure that there 
would not be an over-concentration of non-retail offerings as a result of the 
proposal.

6.12 The application site does not lie within a designated employment location, but as 
there is a retail provision at the ground floor of the existing building, the site would 
provide an element of employment as existing.  However, given that the proposed 
hotel use would provide employment as further demonstrated below, the loss of 
the existing employment is considered to be acceptable.  

Loss of residential units



6.13 Moving onto the loss of the existing residential units, London Plan Policy 3.14 
states that the loss of housing should be resisted.  This is further outlined in Core 
Strategy Policy 1 and DM Policy 2 which sets out a limited list of circumstances 
where a loss of housing would be considered.  The proposal is not considered to 
fall into any of the prescribed circumstances.

6.14 Whilst the proposal would give rise to a loss of housing, the proposed 
development is considered to present wider regeneration benefits in line with 
London Plan policies which highlight the importance of the stimulation and growth 
of London’s visitor economy.  As outlined previously, in addition to providing a 
valuable contribution to London’s and Lewisham’s visitor economy, the proposed 
hotel development would also stimulate the local economy by way of increased 
employment opportunities and increased market for local businesses, including a 
potential boost for the local night time economy, which is an aspiration of the Core 
Strategy Spatial Policies.  The letter of support from the Deptford High Street 
Association reiterates the above.  It suggests that the hotel would give rise to a 
movement of people around the High Street area that would have a number of 
beneficial impacts, including, increased safety, the possibility of a night time 
economy, whilst helping the Albany Theatre, existing retailers and the renowned 
markets.

6.15 The submitted Economic Impact Assessment has sought to demonstrate the 
positive economic impacts of the proposed development.  With regards to 
construction employment, whilst it has not been possible to accurately calculate 
how many jobs would be created on site during the construction period, based on 
a Construction Industry Training Board labour forecasting tool and an estimated 
building programme of 12 months, it is estimated that the development would give 
rise to an onsite peak of just over 195 workers on site.   

6.16 Furthermore, the Assessment suggests that hotel jobs are particularly beneficial 
for target groups that can otherwise suffer exclusion from labour markets and as a 
result experience significant deprivation as well as offering flexible and part-time 
work attractive to those with responsibility for family care and want to live and 
work locally.  It is also suggested that hotel operators tend to provide good skills 
and training opportunities for employees.  Based on similar hotels within this 
market which offer a similar service, the proposed hotel would be expected to 
generate approximately 15 full time equivalent jobs, breaking down to 
approximately 9 full time jobs and 12 part time jobs.  To ensure that local people 
do benefit from the creation of jobs within the borough, the Council uses planning 
obligations to secure a Local Labour and Business Scheme together with financial 
contributions (based on the amount of jobs generated) towards the training, 
support and recruitment of local people.  In this instance, the proposed S106 
agreement seeks to secure the commitment of the developer in this way.  

6.17 In addition to the estimated employment generation, the assessment also 
suggests that employee and visitor spending would make a valuable increase in 
market for local businesses.  

6.18 The above demonstrates the benefits of the proposed development in relation to 
the local economy and the associated local regeneration gains.  It is however 
recognised that the delivery of new homes is also a priority for Deptford as a 
Regeneration and Growth Area.  Nevertheless, it is noted that a significant 
amount of new housing has been delivered within the New Cross ward in the last 



year.  The Council’s Annual Monitoring Report (AMR) demonstrates that 14% of 
the total housing and 33% of affordable housing delivered in 2014-15 across the 
borough was in New Cross. In close proximity to the application site, this includes 
the 121 units provided by the Deptford Project (DC/11/78175) and the 44 units 
provided by the 483-485 New Cross Road development (DC/13/83322; Appeal 
Ref: APP/C5690/A/13/2204610).  There is also a live application to redevelop the 
existing Tidemill School buildings which would include the delivery of 210 
residential units.  Whilst this application has not yet been determined, it 
demonstrates the volume of new housing coming forward within the ward.  Table 
1.3 below outlines the new housing that has been approved within close proximity 
in number form:

Table 1.3 

Development No. of net additional 
residential units

Status

The Deptford Project 
(Octavius Street 
development)

(DC/11/78175)

132 Completed

Faircharm, 
Creekside

(DC/12/82000)

148 Under construction

483-485 New Cross 
Road

(DC/13/83322)

44 Under construction

Kent Wharf, 
Creekside

(DC/15/89953)

143 Under construction

Convoys Wharf 

(DC/02/52533)

3,500 Outline permission 
granted

Former Deptford 
Green School, 
Amersham Vale

(DC/15/095027)

120 Subject to planning 
permission 

Tidemill School 
buildings (Reginald 
Road/Frankham 
Street)

210 Subject to planning 
permission



DC/16/095039)

6.19 The above table outlines the significant amount of new housing that is to be 
delivered within Deptford.  It is therefore clear that in comparison to the net 
additional gain of residential units outlined above, the proposed development 
would give rise to a modest loss of poor quality residential units.  The above new 
housing has also been designed to London Plan space standards, bringing large 
numbers of high quality residential units to the local area.   

6.20 Further to this, the application site sits adjacent to the Deptford Project and is 
surrounded by the associated public realm works that will facilitate a revitalised 
market area.  This project, which in addition to the above, includes the conversion 
of the railway arches into retail/ food and drink offerings, delivers huge 
regeneration benefits to Deptford.  

6.21 Whilst the Deptford Project and the proposed development have been brought 
forward and progressed independent of one another, they are closely related due 
to their proximity and the wider benefits for the local area that they both present.  
Officers consider the Deptford Project to be an incredibly important project for 
Deptford, most specifically for the area surrounding the station, and feel that the 
proposed hotel is also very important in that it would further enhance this area.  
As expressed in greater depth in the design section of this report, the proposed 
development would give rise to a high quality and prominent building that, in light 
of its proximity to the station, would create a sense of arrival to Deptford for 
visitors, but also local people. 

6.22 The siting of a hotel, predominantly aimed at providing for people visiting the area, 
against a backdrop of local street market activity and local entrepreneurs/ 
businesses operating from converted railway arches would be considered to 
provide a very positive image for Deptford and a strong and vibrant sense of 
place.

6.23 In conclusion, it is felt that the wider regeneration benefits of the proposed 
scheme, especially in regard to its contribution to London’s visitor economy and 
the local economy, outweighs the impact of the loss of the existing residential 
units.  Officers therefore consider the principle of development, subject to the 
detail and viability of the scheme, to be acceptable.  

Design and heritage

6.24 Urban design is a key consideration in the planning process. The NPPF makes it 
clear that national government places great importance on the design of the built 
environment. Good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places 
better for people. The NPPF states that it is important to plan positively for the 
achievement of high quality and inclusive design for all development, including 
individual buildings, public and private spaces and wider area development 
schemes.

6.25 The NPPF requires Local Planning Authorities to undertake a design critique of 
planning proposals to ensure that developments would function well and add to 
the overall quality of the area, not just for the short term, but over the lifetime of 



the development.  Proposals must establish a strong sense of place, using 
streetscapes and buildings to create attractive and comfortable places to live, 
work and visit, optimising the potential of the site to accommodate development, 
create and sustain an appropriate mix of uses and support local facilities and 
transport networks.  Developments are required to respond to local character and 
history and reflect the identity of local surroundings and materials, while not 
preventing or discouraging appropriate innovation.    

6.26 In specific relation to Lewisham, Core Strategy Policy 15 outlines how the Council 
will apply national and regional policy and guidance to ensure highest quality 
design and the protection or enhancement of the historic and natural environment, 
which is sustainable, accessible to all, optimises the potential of sites and is 
sensitive to the local context and responds to local character.

6.27 Further to this, DM Policy 30 requires planning applications to demonstrate a site 
specific response which creates a positive relationship with the existing 
townscape whereby the height, scale and mass of the proposed development 
relates to the urban typology of the area. 

6.28 As the application site is located within the Deptford High Street Conservation 
Area and is visible from the St Paul’s Conservation Area, regard will also be had 
to Core Strategy Policy 16 and DM Policy 36 which seek to manage new 
development affecting designated heritage assets in a manner that sustains and 
enhances their heritage significance, including the contribution of their setting.  

Scale and massing

6.29 The existing building is a four storey block that steps down to a pitched roofed two 
storey element to the rear which accommodates the church hall.  Beyond this, 
there is a 9.4m rear yard.  It adjoins the church building to the south and is set 3m 
proud of this building.  The external finish of the building combines brickwork and 
render, with the majority of the north facing elevation windowless and covered in 
graffiti.  There is also a high brick wall on the northern boundary of the site.  
Complete demolition is proposed, which gives rise to no objections as the building 
is not of architectural or historic merit. 

6.30 The proposed building would be 6 storeys and seeks to infill the plot boundaries, 
presenting an increase in footprint from the existing building.  The ground floor of 
the building would be set flush with the front boundary of the site and along 
Deptford High Street.  At first floor level, the building steps back from the High 
Street.  This reflects the existing street frontage along Deptford High Street where 
the buildings present a step back from the street at first floor level (and above).  
The proposed building further steps back at fifth floor level, reducing the 
prominence of the top storey on the High Street.  Further to this, the rear 
(western) and side (southern) elevation of the building pulls away from the 
back/side of the church at first floor level.  

6.31 The Deptford Society raised the concern that the proposed building does not 
integrate or engage with the High Street.  However, officers would argue that the 
form of the building, especially with regards to the pop-out ground floor level, 
takes its queues from the existing buildings within the high street frontage.  As 
well as emphasising the entrance of the building and the ground floor activity 
arising from the hotel lobby/bar area, it is considered to respect and complement 



its high street setting, whilst enhancing the character and appearance of the 
surrounding Conservation Area through the restoration of the historic building line 
on this site.  The massing and form of the building has been negotiated at length 
with officers at pre-application stage and at Lewisham DRP.  The pop out ground 
floor and recessed upper floors have the support of the Council’s conservation 
officer.  

6.32 The proposed development would give rise to a significant increase in scale and 
massing in comparison to the existing building, especially when viewed from the 
north (station) and the west (rear).  Nevertheless, the 8 storey Deptford Project is 
larger in scale than the proposed building and would sit in the backdrop of the 
hotel.  The Townscape Heritage and Visual Impact Assessment includes verified 
views that enable the assessment of the visual impact of the proposed building 
from key views.

6.33 The proposed building would be most prominent when viewed from View 3 
(Deptford High Street, under the rail viaduct) and View 4A (Deptford Station, 
southern terrace).  The building would obscure side views of the church from the 
north together with sections of the Deptford Project which are currently visible.  
Whilst it would give rise to a loss of this view, the church is not considered to 
express significant heritage value or character from this view point.  Further to 
this, the proposed building is considered to provide a positive contribution to this 
space, providing a well-defined edge to the space between the Station and the 
Site which will, as part of the wider Deptford Project improvements, accommodate 
a new market square.  It is also felt that the larger scale of the proposed building 
and the presence of the northern elevation would mark an important sense of 
arrival for those travelling from Deptford Station, as well as an effective in 
mediator between the Deptford Project and the lower scale of the High Street 
buildings. 

6.34 View 5 (Deptford Station ramp, close to Rochdale Way) demonstrates that the 
proposed building would be visible from the Deptford Station ramp.  Again, whilst 
the building would be close up against the church, it would appear a similar height 
and would not extend beyond the church’s rear elevation.  The Deptford Society 
have suggested that the relationship between the proposed building and the 
adjoining building is inadequate due to the form, massing and resultant lack of 
subservience.  It is noted that the proposed building presents an increase in scale 
and massing when compared to the existing building.  However, this is not 
objectionable in principle and it is felt that the architectural treatment of the 
proposed building and the glazed fifth floor, which gives rise to a lightweight and 
subservient addition to the top of the building,  would lessen the overall impact of 
the building with regards to its scale and massing in relation to the surrounding 
spaces and existing buildings.  The proposed building is therefore considered to 
sit comfortably within its context from this view point and within the newly emerged 
content of this part of Deptford High Street.  

6.35 As illustrated by View 9 (Deptford High Street, just south-east of the site), the 
setting back of the main massing of the building is considered to reduce the 
prominence of the building both within the street frontage and in relation to the 
neighbouring church building which is set back significantly from the pavement 
edge.  It would also increase the visibility of the station from the southern 
approach to the station and views of the church from the north.  The improved 
visibility of the church from the surrounding Deptford High Street Conservation 



Area is considered to provide a positive contribution to the streetscene and the 
surrounding heritage asset.  

6.36 In light of the above, the proposed building is considered to be acceptable with 
regards to form, scale and massing.   

Architectural appearance/ detailed design 

6.37 As described above, horizontally, the building is divided into three distinct levels.  
Each level adopting their own material expressions, but vertically bound by an 
articulated gridded façade which provides a uniformity and defines window 
placement.  

6.38 The full height glazing at ground floor level gives rise to an active frontage along 
the eastern elevation and a visually active elevation where applied graphic and 
internal mural/art installation are used to achieve privacy and screening.  It is 
proposed that this would give rise to a vibrant frontage, essential to ensuring that 
the design of the proposed building lends itself to the town centre/ primary 
shopping frontage location. 

6.39 The limited palette of materials, which relies heavily on the use of anodised 
aluminium, effectively breaks up the massing of the building through the use of 
vertical fins and glazing.  The use of glazing and reflective panelling at roof level 
ensures that the building is fit for purpose (privacy wise) whilst also giving rise to a 
lightweight nature that reduces the bulk of the fifth floor, especially where viewed 
against the sky.  At pre-application stage, the applicant organised a site visit for 
officers to see the use of anodised metallic cladding combined with glazing and 
glazing with applied graphic on a school in Southwark (SMAA Foreshore School).  
The site visit, together with the sample board, detailed elevations, sections and 
CGIs that accompany this application submission, demonstrate that the proposed 
materials are of a very high quality and would work effectively together to provide 
a highly contemporary, interesting and attractive building which is befitting for this 
important site.  

6.40 The proposed development includes a servicing zone to the rear elevation that 
would be most prominent from the Market Yard.  The objection received from the 
Deptford Society raises a design concern that the back door would become run 
down as a result of concentrated servicing functions.  Officers recognise that the 
treatment of this elevation lends itself to the functionality of this part of the building 
and as a result, does not provide the same level of interest that the rest of the 
building does.  However, the proposed treatment/materials are considered to 
reflect the high standards of the overall building and therefore, officers are 
satisfied that this part of the building would provide adequate durability, without 
facing deterioration as a result of intensive use.  

6.41 The proposed building adjoins the Our Lady of Assumption Church to the south 
and therefore relates by proximity to this historic neighbouring building.  The 
contemporary nature of the proposed building would create a juxtaposition with 
the church with regard to architectural style, rather than emulate a pastiche copy.  
The vertical expression of the proposed building and proposed window openings 
is considered to relate well to the narrow window openings of the church and the 
general vertical nature of the building.  



6.42 The setting of the proposed building is mixed in character as existing, comprising 
the Deptford Project, which is highly contemporary in design, and surrounding 
heritage assets such as the carriage ramp, the railway arches and the Deptford 
High Street Conservation Area.  It is therefore felt that the proposed building 
would be compatible with its setting; it would sit comfortably with, whilst making a 
high quality and positive contribution to, the surrounding collection of architectural 
styles. 

6.43 The proposal also outlines signage zones on both the front (eastern) and side 
(northern) elevation.  They would face onto Deptford High Street and the station 
respectively.  From a visibility point of view, these are considered to be in 
appropriate locations given the directions that visitors would generally be 
approaching the building from.  In terms of design, the proposed signage strategy 
would restrict any signage to a limited area at ground floor level.  As a result, it is 
felt that any signage would appear modest and subservient to the proposed 
building and would not detract from the architectural character of the building, nor 
the character and appearance of the surrounding area.  It is proposed that the 
signage strategy is secured by condition.  And further to this, the signage itself, for 
example, displaying the hotel operator’s name/ branding, would require planning 
permission.  The Council would therefore assess the acceptability of any 
proposed signage upon the submission of a separate application.       

6.44 In light of the above, the proposed development is considered to be of an 
exceptionally high quality design that would create a positive effect on the image 
of the borough.  It is therefore acceptable with regards to its architectural 
appearance.

Deliverability 

6.45 The deliverability of a scheme is a consideration within the NPPF and the viability 
and deliverability of development should be considered in plan making. The NPPF 
states that to ensure viability, the cost of requirements should, when taking into 
account the normal cost of development and mitigation, provide competitive 
returns to a willing landowner and willing developer to enable the development to 
be deliverable. 

6.46 The proposed development involves the use of high quality materials that are 
considered to be integral to the acceptability of the scheme, especially given the 
prominence of the building in relation to its location within this important 
regeneration area together with its close proximity to the station.  The application 
submission provides detailed drawings, CGIs and material samples that 
demonstrate the buildability of the development and the inherent quality of the 
design approach.  

6.47 It is also important to note that the proposed hotel has significantly reduced in 
scale with regards to room numbers since initial pre-application discussions.  This 
was due to the large amount of windowless rooms that an increased amount of 
rooms would have given rise to.  Officers requested that a Viability Assessment 
was incorporated in the application submission in order to demonstrate the 
viability and deliverability of a 70 room hotel in the context of the costly nature of 
the high quality materials proposed and likely return for a hotel of the proposed 
calibre in this location.  



6.48 Based on the accepted Viability Assessment which has been reviewed by 
Lambert Smith Hampton on behalf of the Council, the scheme as proposed is 
considered to be viable and deliverable.

6.49 As discussed, the proposed materials have been reviewed by officers, supported 
by the high level of detail submitted, and are considered to be of an exceptional 
quality.  It has also been outlined that the design quality of the proposal is inherent 
to the acceptability of the scheme and it has been proven by the Viability 
Assessment that a viable hotel can be delivered to the proposed standard of 
design.  It is therefore proposed that the materials and architectural details are 
secured by condition.  It should also be noted at this stage, that given how integral 
the design quality is to the acceptability of the scheme, any future attempt to alter 
or reduce the quality of design or materials would not be acceptable as a minor 
material amendment.  Instead, it would require the principles of the proposal to be 
reconsidered.  

Hotel Accommodation

Quality of accommodation

6.50 The scheme proposes to accommodate 70 rooms on the site, all in the form of 
double bedrooms.  There are no prescriptive policy requirements for hotel room 
sizes or mix besides the requirements in relation to wheelchair accessibility 
(discussed below).  Policy 4.5 of the London Plan does however state that 
Council’s should support and encourage the development of good quality budget 
category hotels.  Although the proposed hotel offers double bedrooms only, the 
application demonstrates that the rooms would be of varying sizes, ranging from 
13.5sqm to 22sqm.  This is considered to be positive in that it would add diversity 
to the price range of rooms within the proposed hotel. 

6.51 In order to ensure that the proposal provides a high quality hotel offering, officers 
raised objections to the number of windowless rooms that were proposed at the 
initial pre-application stage.  The amended scheme reduced the overall number of 
rooms, removing all windowless rooms and reducing the amount of bedrooms at 
basement level.  There are bedrooms proposed at basement level, nevertheless, 
the design of the building incorporates light wells which allow natural light into the 
basement bedrooms.  All other rooms would receive natural light through at least 
one window; the corner rooms would have two windows each.  As a result, all of 
the proposed bedrooms would receive natural daylight.

6.52 With regards to the basement level accommodation, as outlined in the Design and 
Access Statement, the neighbouring scheme involves a planter strip that runs 
alongside the northern boundary of the site.  At pre-application stage, the 
applicant conversed with both U+I Plc and Network Rail in order to explore the 
possibility of removing the planter due to the restrictions it places on the amount 
of light available to the basement rooms via the originally proposed light wells.  
Whilst the removal of the planter is the preferred option, the applicant was unable 
to finalise such discussions prior to submission, thus providing an alternative 
option.  This includes the internal raising of the light boxes, a further 350mm 
above the planter, so that the basement rooms would receive the same amount of 
light as originally designed, without the planter.  Officers are satisfied with the 
above approach and whilst not the preferred arrangement, it demonstrates that 



the building can still be designed to allow light to successfully reach the basement 
rooms should the planter remain in-situ.  

6.53 The Deptford Society have also raised concerns in relation to the location of hotel 
rooms within the basement with regards to the quality of accommodation 
provided.  They have questioned whether it would be better for the church hall to 
be located at basement level, with all rooms above ground level.  It should be 
noted that the proposal seeks to replicate an existing relationship as far as the 
positioning of the church hall is concerned.  The proposed arrangement would 
mean that the existing access from the church to the church hall would be 
maintained and largely unaffected.  As well as supporting this, it is important to 
outline that the siting of basement level accommodation is not uncommon, 
especially in central London hotels.  

6.54 Further to this, as there are 6 bedrooms located at basement level together with 
bedroom windows that look out onto the side elevation of the church, it is 
recognised that the outlook is limited to some of the bedrooms.  Nevertheless, as 
all rooms would receive natural light and the likely operator would be a budget/ 
business offering, whereby travellers would typically stay for a few days and 
spend little time in their rooms, this is considered to be acceptable.

6.55 The proposed bedrooms are considered to be of a size that would enable them to 
accommodate double beds and necessary furniture.  The ground floor supporting 
spaces would also ensure that the hotel provides the expected facilities, such as 
food, drink, together with the servicing zone to the rear of the basement floor 
which facilitates the hotel.  

6.56 Based on the arrangement and articulation of the building, including floor layouts 
and window/light well positionings, officers are satisfied that the building is highly 
capable of delivering a high quality hotel offering.  It is however vital in terms of 
supporting the overall regeneration of the town centre that the quality of this type 
of use is secured in operational terms as well as design, especially with regards to 
preventing a more hostel type offering.  This also includes the ‘active’ use of the 
ground floor of the building which is crucial to the compatibility of the proposed 
building in its primary shopping frontage/ town centre location.  

6.57 As a hotel operator has not yet been secured, but the capability of the building to 
deliver a high quality hotel offering has been demonstrated, it is considered that 
with the imposition of suitable conditions to ensure the delivery of the ancillary 
spaces and ground floor lobby area together with the use of planning obligations 
to require the hotel operator to have agreed to lease or to occupy the building 
prior to any works commencing, the quality of the hotel operation presented as 
part of the submission could be secured.  In order to ensure the quality of the 
hotel operator, the proposed S106 agreement requires any operator to be rated 
by AA and/or Visit Britain or have an equivalent rating.  

6.58 In light of the above, the quality of the proposed hotel accommodation is 
considered to be acceptable. 

Accessibility

6.59 Improving the availability of hotel accommodation that is genuinely accessible to 
all is a particular priority in Policy 4.5 and 7.2.  It has been found that many 
disabled people find it difficult to find suitable and affordable hotel accommodation 



in London, with only around half of current demand for accessible hotel bedrooms 
met.  Demand for accessible rooms is likely to increase in the future, as barriers to 
access and participation reduce and as demographic trends lead to an increase in 
the number of disabled people.

6.60 As outlined earlier in this report, Policy 4.5 states that 10% of hotel bedrooms 
should be wheelchair accessible.  Appendix B of the Town Centres 
Supplementary Planning Guidance (2014) provides guidance on accessible and 
inclusive design and provision with an aim to encourage all hotel operators to 
provide an inclusive hotel experience.  This requires the whole hotel premises and 
experience to be welcoming and accessible, achieved through the integration of 
an appropriate physical environment, room fit out and equipment and 
management practises.

6.61 It also encourages the preparation of an Accessibility Management Plan (AMP) to 
ensure that the management and operation of facilities are fully considered at the 
outset of the design and that accessibility and inclusion are monitored and 
maintained throughout the life of the development.  

6.62 The application submission has stated that 7 of the proposed hotel bedrooms 
would be wheelchair accessible rooms in line with the 10% provision required by 
the London Plan.  This is demonstrated within the Design and Access Statement.  
It is however considered necessary that the an Accessibility Management Plan is 
provided by the applicant to ensure that the accessibility measures are fully 
implemented, monitored and maintained throughout the life of the development, 
especially in a context where the operator is currently unknown.  It is therefore 
proposed that this is secured by condition.  

Highways and Traffic Issues

6.63 The NPPF recognises that transport policies have an important role to play in 
facilitating sustainable development but also in contributing to wider sustainability 
and health objectives.  Plans and decisions should take account of whether the 
opportunities for sustainable transport modes have been taken up depending on 
the nature and location of the site.  Safe and suitable access to the site should be 
achieved for all people.  The NPPF clearly states that development should only be 
prevented or refused on transport grounds where the residual cumulative impacts 
of development are severe.

6.64 Core Strategy Policy 14 ‘Sustainable movement and transport’ supports this policy 
approach and promotes more sustainable transport choices through walking, 
cycling and public transport.  It adopts a restricted approach on parking to aid the 
promotion of sustainable transport and ensuring all new and existing 
developments of a certain size have travel plans.  Core Strategy Policy 7 ‘Climate 
change and adapting to the effects’ and Core Strategy Policy 9 ‘Improving local air 
quality’ further promote sustainable transport.  

6.65 Development Management Policy 29 ‘Car parking’ aims to ensure the effective 
implementation of car limited development and other parking standards, to help 
minimise congestion and reduce vehicle emissions.

6.66 Due to the high level accessibility of the site, it is proposed that the hotel would be 
a car free development.  It is however recognised, as also highlighted by the 



objection received, that the site would generate some vehicular trips resulting from 
deliveries, taxis and guests who choose to drive and park in the town centre.

a) Access

6.67 The proposed hotel would adjoin the Market Yard to the rear.  It is possible for 
vehicles to access the Market Yard which is part of the new area of public realm 
associated with the Deptford Project from the southern access (by the carriage 
ramp) and exit from the northern access (by the railway station forecourt).  The 
café/restaurants and commercial units that front this space will be serviced by 
vehicles using the southern and northern accesses.  The current plans are for this 
market to operate from Thursday to Sunday from 09.00 to 18.00.  Servicing plans 
for this vehicle access arrangement have been approved for the Market Yard. 

6.68 In addition to this, the existing Deptford Market takes place on three days per 
week, this includes Wednesday, Friday and Saturdays between 09.00 and 18.00.  
The High Street is also closed from a point just south of the site from 08.00 to 
19.00 on Saturdays.  This would restrict vehicular access to the servicing zone of 
the proposed building (rear).  

6.69 At the southern entrance to the Market Yard, waiting and loading is restricted at 
any time.  There are also various loading restrictions/provisions on the High 
Street.  

b)  Servicing, deliveries and refuse 

6.70 In terms of servicing trip rates, the proposed hotel development would be 
expected to give rise to a daily delivery and collection of linen, a waste collection 4 
times per week (frequency adjusted based on quantity of waste) and a weekly 
food and drink delivery.  This would generate about 10 to 11 vehicle movements 
per week; this is considered to equate to 3 two way trips by Other Goods Vehicles 
(OGVs) per day.  

6.71 The arrangements for the collection, treatment and disposal of waste would be the 
responsibility of the hotel either via a private company or a commercial contract 
with the Council.  Whilst the details of refuse collection are not fully known, the 
Delivery and Servicing Plan outlines that refuse would be collected from the rear 
of the building, with refuse storage in the basement which would comprise 4 x 
1,100 litre wheeled Eurobins.  It also suggests that on collection days, the bins 
would be brought up to ground floor level and stored in an area underneath the 
staircase adjacent to the hotel’s service door.  

6.72 The preliminary Waste Management Strategy set out within the Delivery and 
Servicing Plan, is considered to demonstrate that the development is capable of 
operating in conjunction with and maintaining an appropriate strategy.  It is 
however proposed that full details of the proposed strategy are required prior to 
the commencement of works.

6.73 In relation to general delivery timings, the Delivery and Servicing Plan refers to the 
flexibility of the proposed use with regards to the 24 hour operation of hotels.  As 
a result, it suggests that the ability to receive deliveries outside of market hours is 
easily catered for.  Officers are therefore satisfied that the proposed building could 
be serviced without conflicting with the surrounding markets.  



6.74 However, in light of the importance of not conflicting with the servicing and 
operation of surrounding existing/ approved uses, it is proposed that a detailed 
Delivery and Servicing Plan, including a Waste Management Strategy, is secured 
via legal agreement.  

c)  Cycle Parking

6.75 Policy 6.9 of the London Plan states that developments should provide secure, 
integrated, convenient and accessible cycle parking facilities in line with the 
minimum standards set out in Table 6.3 and the guidance set out in the London 
Cycle Design Standards.

6.76 Table 6.3 requires hotels to provide 1 long-stay cycle parking space per 20 
bedrooms and 1 short-stay space per 50 bedrooms.  The proposed development 
seeks to provide cycle parking for both guests and staff within the basement of the 
hotel which is accessible by a lift at the rear of the building.  Access to this part of 
the building would however be controlled by the hotel reception desk.  The 
basement cycle store would comprise a dedicated space with 5 cycle parking 
spaces.  This is in line with the above requirements with regards to the number of 
spaces provided.  In order to ensure that the provision would be secure, 
convenient and accessible, it is proposed that full details of the proposed cycle 
storage is required by condition.  

6.77 Further to this, the applicant has proposed to provide 10 additional cycle spaces 
to satisfy the London Plan requirement in relation to short stay cycle parking.  The 
spaces would be located outside of the application site and would therefore be 
available for use by visitors to the High Street.  Nevertheless, as this provision 
would fall outside of the application site, it is proposed that the applicant 
financially contributes to a forthcoming Council-led public realm improvement 
scheme for Deptford High Street that includes the delivery of additional cycle 
parking to the High Street/station area.  It is proposed that this is secured within 
the S106 agreement.  

d)  Car Parking

6.78 Policy 6.13 of the London  Plan states that in locations with high public transport 
accessibility, car free developments should be promoted (while still providing for 
disabled people).  More specifically in relation to hotel uses, the London Plan 
outlines that in locations with a PTAL of 4-6, on-site provision should be limited to 
operational needs i.e. parking for disabled, taxis, coaches and 
deliveries/servicing.  With regards to coaches, it suggests that developments 
should provide for 1 coach parking space per 50 rooms.  

6.79 As the application site is in a highly accessible location, the proposed 
development does not include a provision for off-street parking.  It would however 
be expected to generate a small demand for parking resulting from those guests 
who choose to visit the hotel by car.

6.80 The surrounding side streets are within a Restricted Parking Zone (RPZ) which 
restricts parking from 9am to 6pm Monday to Friday and 9am to 1.30pm on 
Saturdays in order to overcome car parking resulting from the high street, market 
and station.  There is also short term parking provision on the high street which 
supports the local businesses.  



6.81 Officers are satisfied that existing restrictions would be sufficient to ensure that 
hotel guests would not be able to park within the surrounding streets for the 
duration of their stay.  There is a public car park within 180m of the site which 
would offer an alternative parking provision if guests were to drive.  Officers are 
however satisfied that the car free nature of the proposed development and the 
limited long stay parking opportunities would adequately encourage guests to use 
sustainable modes of transport to visit the hotel.  

6.82 With regards to coach parking, the applicant suggests that coach access to the 
proposed hotel is unlikely to be a regular occurrence.  However, the Transport 
Assessment has identified a site within the town centre that could accommodate a 
coach for the set down and pick up of hotel guests.  This is located 245m from the 
application site and is within Giffin Street, adjacent to the Tideway Centre where 
there is a lay-by that has been provided to cater for school coaches.  Officers are 
satisfied that if the necessity for coach set down/ pick up arises, this would provide 
an acceptable solution.   

6.83 Table 6.2 (Car parking standards) states that non-residential development should 
provide at least one accessible on or off street car parking bay designated for 
Blue Badge holders, even if no general parking is provided.

6.84 The application submission addresses disabled car parking and refers both to the 
nearby car park which includes 3 designated spaces for vehicles displaying blue 
badges and the possibility of providing the Council with a financial contribution.  
The contribution would allow the Council to create a parking space along the east 
side of the High Street underneath the railway bridge.  This space would be 35m 
from the entrance to the hotel.  

6.85 As mentioned in relation to cycle parking, the Council-led public realm 
improvement scheme also includes improvements to on street parking at Deptford 
High Street.  Internal discussions have taken place and it is has been agreed that 
a disabled parking space could be provided as part of these works. It is therefore 
considered appropriate that a financial contribution is secured from the applicant 
in lieu of these works.  It is felt that this provision, together with the existing 
disabled spaces within the nearby car park, is sufficient to satisfy the policy 
requirement in relation to disabled parking.

6.86 As mentioned above, Core Strategy Policy 14 seeks to ensure that proposals 
include a Travel Plan that is line with the Transport for London guidance.  The 
application submission includes a  Framework Travel Plan Statement which aims 
to support and encourage more sustainable travel for hotel employees and guests 
in the context of a car free development.  The submitted document sets out the 
Travel Plan measures, a management strategy and a marketing and promotional 
strategy in the context of the accessibility of the site.  Officers are satisfied that the 
proposed development is capable of effectively reducing congestion, relieved 
parking pressure, making the site more accessible and improving travel choice.  
Given the importance of a robust Travel Plan, especially in the context of a car 
free development and the policy position regarding sustainable movement and 
transport, it is proposed that a Travel Plan is secured by the legal agreement and 
prepared in conjunction with the hotel operator.  

e)  Construction



6.87 The Transport Assessment includes a draft Construction Logistics Plan.  It 
outlines the possibilities for construction vehicle loading and unloading locations.  
These include the area of public space to the rear (west) of the site, the space to 
the north of the site and on Deptford High Street, which would involve the 
temporary relocation of the zebra crossing for the duration of the construction 
works.

6.88 The options have been discussed with the adjoining land owners (U+I Plc and 
Network Rail).  Loading from Deptford High Street is favoured by the interested 
parties, due to the impact of the other options upon the market and concerns 
relating to safety of commuters going to/from the station.  The details provided 
includes a Swept Path Analysis that demonstrates that a tipper truck would be 
able to wait park at the front of the site and still enable a HGV to pass along the 
High Street.  

6.89 With regards to Construction Management, the submission refers to construction 
traffic management measures and general site management that would be 
adopted to ensure that the construction work does not give rise to conflict with 
vehicle and pedestrian movement, neighbouring amenity and the operation of 
surrounding development and uses.  Officers are satisfied by the measures 
outlined in the document, but as outlined below would seek final 
measures/procedures by condition.  

6.90 Officers would require full details of construction logistics and management as 
part of a final Construction Logistics Plan (CLP) which should be prepared in 
conjunction with the appointed contractors.  

Noise

6.91 Policy 7.15 ‘Reducing noise and enhancing soundscapes’ of the London Plan 
states that development proposals should seek to reduce noise by separating new 
noise sensitive development from major noise sources wherever practicable 
through the use of distance, screening, or internal layout in preference to sole 
reliance on sound insulation.  Development Management Policy 26 ‘Noise and 
vibration’ seeks to ensure that external noise levels can be satisfactorily controlled 
and managed by the noise sensitive development.

6.92 A Noise Assessment was submitted which outlines the results of a noise survey 
undertaken in relation to the site.  The report made a series of recommendations 
in relation to the façade design and the sound insulation necessary to ensure that 
the acceptable internal noise levels can be achieved.  This includes the necessity 
of alternative proposals (rather than the opening of windows) for the ventilation of 
the rooms.  For example, whole house ventilation or acoustically treated 
window/wall ventilator.  

6.93 It is therefore felt that with the acoustic specification outlined within the submitted 
document, the proposed development can be expected to achieve a suitable 
internal noise environment, taking into consideration the nature of the building.  

6.94 As the hotel operator is not yet known, the noise emissions from the fixed building 
plant has been considered on a worst case scenario basis.  In relation to this 
scenario, the achievement of the derived noise limit can be expected to result in a 
‘low impact’.  This is considered to be acceptable.



6.95 Nevertheless, as the proposed development includes a church hall at ground floor 
level, officers consider it appropriate to ensure that the relevant areas of the 
building are appropriately soundproofed so that noise transference from the 
church hall into the hotel rooms is controlled.  This has not been addressed within 
the application submission, it is therefore proposed that this is controlled by 
condition.  

6.96 Subject to following the recommendations set out in the Noise Assessment report, 
the proposed development is considered capable of achieving acceptable internal 
noise levels and would not give rise to an unacceptable impact upon the 
amenities of the closest residential occupiers.  The proposed development is 
therefore considered to be acceptable with regards to noise.  

Impact on Adjoining Properties

6.97 Core Strategy Policy 15 ‘High quality design for Lewisham’ seeks to ensure that 
proposed development is sensitive to the local context.  Officers therefore expect 
proposed developments to be designed in a way that will not give rise to 
significant impacts upon the amenities of existing neighbours and future 
occupiers.

6.98 With regards to daylight and sunlight impacts of the proposed development, a 
BRE Daylight/Sunlight Report has been submitted which outlines the findings of a 
comprehensive study of the impact of the proposed development on the relevant 
rooms in all of the surrounding residential properties.  This includes 124 Deptford 
High Street and the Octavius Street development (the Deptford Project).  The 
BRE guideline test results demonstrate that the proposal adheres to the BRE 
guidelines and does not reduce sunlight or daylight to existing surrounding 
properties.  

6.99 The results of the detailed study indicate that all of the windows would retain 
daylight values in excess of the 0.8 BRE guideline test, with no loss of daylight 
whatsoever in a large number of instances.  The Annual Probable Sunlight Hours 
(APSH) test results confirm that, in accordance with the BRE Guidelines, there 
would be no noticeable adverse loss of sunlight by virtue of retaining 0.8 of the 
former value (i.e. no greater than 20% loss or no greater than 4% loss of the 
annual probable sunlight hours).  This is acceptable. 

6.100 With regards to the outlook of the residential units opposite (no. 124 Deptford 
High Street), the proposed building would be 6 storeys in height and result in an 
increase in scale and massing when compared to the existing building.  The 
building does however provide a set back on upper levels where the existing 
building projects forward.  The Deptford Society also raise objection to the 
increased overlooking that the hotel would give rise to.  Whilst this would give rise 
to a change in outlook for the occupiers, it would not be a significant impact, nor 
unacceptable, especially in the context of this High Street location.  The 
separation distance between the proposed development and the Octavius Street 
development would sufficiently offset any significant impacts relating to outlook 
and overlooking between these two buildings.  

6.101 Further to this, the Deptford Society state that the proposed building would cast a 
significant shadow on the new station square which, when combined with wind 
funnelling, would make the square less conducive to social uses, negatively 



impacting upon local public amenity.  Due to the orientation of the application site, 
the proposed building would overshadow the surrounding public realm to an 
extent.  However, it is considered important to note that there is an existing 
building of 5 storeys and therefore, an established amount of overshadowing 
which is expected in urban areas.  In addition to this, as outlined previously, the 
proposed building is considered to provide a positive contribution to the overall 
regeneration of the local area, as well as providing an enhanced sense of place to 
the immediate surrounding area which includes the Market Yard referred to by the 
objectors.  In light of this, it is felt that a slight increase in overshadowing, that 
would be concentrated over the planter opposed to the Market Yard which has the 
majority activity, is outweighed by the overall positive contribution that the 
proposal is considered to present the area.

6.102 In light of this, and the findings of the Noise Assessment referred to above, the 
proposed development would not be considered to give rise to significant impacts 
upon the amenities of surrounding residential properties, nor the amenities of 
members of the public using the surrounding open spaces.  The proposed 
development is therefore considered to be acceptable in this regard.

Sustainability and Energy

6.103 Policy 5.3 ‘Sustainable Design and Construction’ of the London Plan states that 
the highest standards of sustainable design should be achieved in London to 
improve the environmental performance of new developments and to adapt to the 
effects of climate change over their lifetime.  In light of this, all proposed 
developments should demonstrate that sustainable design standards are integral 
to the proposal.  Core Strategy Policy 7 ‘Climate change and adapting to the 
effects’ requires the Council to apply London Plan policies relevant to climate 
change. 

6.104 Further to this, Policy 5.2 ‘Minimising Carbon Dioxide emissions’ of the London 
Plan outlines that development proposals should make the fullest contribution to 
minimising carbon dioxide emissions in accordance with the following energy 
hierarchy: 

1. Be lean: use less energy
2. Be clean: supply energy efficiently
3. Be green: use renewable energy

6.105 London Plan Policy 5.6 states that where future network opportunities are 
identified, proposals should be designed to connect to these networks.  It also 
refers to the District Heating Manual for London (April 2014) which provides 
planning guidance on this matter, within which it is advised that new development 
should only be future proofed to connect to a future network, where the 
development falls “within an Energy Master Plan (EMP) that proposes a heat 
network”.

6.106 Core Strategy Policy 8 ‘Sustainable design and construction and energy 
efficiency’ outlines the Council’s commitment to prioritising the reduction of the 
environmental impact of all new development.  It outlines the focus on minimising 
the overall carbon dioxide emissions of the development while improving 
sustainability aspects through sustainable design and construction, to meet the 



highest feasible environmental standards during design, construction and 
occupation.  

6.107 The proposed development would be required to make carbon emission 
reductions in accordance with the London Plan’s Energy Hierarchy as explained 
above whilst meeting a 35% carbon emissions reduction over the current Building 
Regulations Part L 2013 minimum requirements.  

6.108 The Energy and Sustainability Statement outlines how the proposed development 
would be capable of achieving a 44.18% carbon emission reduction; the break 
down of this energy saving is outlined below.

6.109 In line with the ‘Be Lean’ stage of the energy hierarchy, the solar gain arising from 
the east/west orientation of the proposed building and the highly efficient building 
fabric proposed would result in an annual carbon emission reduction of 7.67%.  
The ‘Be Clean’ stage requires energy to be supplied efficiently.  A Combined Heat 
and Power (CHP) is considered to be feasible and would provide for 60% of the 
hot water demand arising from the proposed development.  It would be capable of 
providing a 26.1% carbon emission reduction.  At the ‘Be Green’ stage, an array 
of renewable energy technologies have been considered in relation to the nature 
of the proposed development.  The use of Air Source Heat Pumps has been 
proposed and are considered capable of achieving a further carbon emission 
reduction of 18.19%.  The applicant has confirmed that the Air Source Heat 
Pumps would be located within the plant room on the 5th floor behind a series of 
louvres on the south façade.

6.110 In light of the above, the proposed development is considered to be acceptable 
with regard to sustainability and energy.  It is proposed that Energy and 
Sustainability Statement is secured by condition in order to ensure the delivery of 
the above proposed measures to minimise carbon dioxide emissions.  

Flood Risk, Ecology and Environmental Mitigation

a) Flood risk 

6.111 As demonstrated by the Environment Agency’s flooding maps, the site is located 
in a Flood Zone 1.  Flooding resulting from rivers or the sea is therefore 
considered to be very unlikely.  Further to this, flood risk from surface water is also 
considered to be very low.  Officers are therefore satisfied that the proposed 
development would not be affecting by an unacceptable flood risk.  

b) Living Roofs

6.112 London Plan Policy 5.11 outlines that major development proposals should be 
designed to include roof planting (especially green roofs) to deliver on a number 
of objectives, including adaptation and mitigation of climate change, sustainable 
urban drainage, enhancement of biodiversity and accessible roof space.  DM 
Policy 24 ‘Biodiversity, living roofs and artificial playing pitches’ requires all new 
development to take full account of biodiversity and geodiversity in development 
design.  More specifically to living roofs, new living roofs are required to be 
designed to include an extensive substrate base and developers should enter into 
an agreement which guarantees 80% coverage in 5 years.



6.113 The proposed living roof would have an undulating substrate base ranging 
between 80-150mm in depth.  It would comprise a London living roof seed mix, 
plug planted sedum, plug planted wildflower and special cornflower mix.  Officers 
are satisfied that the proposed living roof would satisfy the above policies and 
enhance the biodiverse quality of the proposed building.  Ecology officers also 
raise no objections to the proposed living roof.  It is proposed that the above 
details are secured by condition, together with the further submission of a 
management strategy detailing how the living roof would be maintained and 
monitored for a period of at least 5 years post installation.

c) Land Contamination

6.114 Policy 5.21 ‘Contaminated Land’ states that the Mayor supports the remediation of 
contaminated sites and outlines that appropriate measures should be taken to 
ensure that development of previously contaminated land does not activate or 
spread contamination.  In response to this, DM Policy 28 ‘Contaminated land’ 
seeks to ensure that contamination is properly addressed.

6.115 Following a Phase 1 Preliminary Risk Assessment, a number of potential 
unacceptable risks relating to sensitive receptors on site were found.  As a result, 
a Phase 2 Site Investigation was undertaken and outlined the need for an 
assessment of the potential for ground gas at the site and recommends that any 
remedial measures suggested in the report should be subject to formal approval.

6.116 In light of the above, it is considered necessary that further works are undertaken.  
It is therefore proposed that further investigation work is required by condition.  

Archaeology    

6.117 Further to this, the NPPF states that there are parts of the historic environment 
that have significance because of their historic, archaeological, architectural or 
artistic interest are heritage assets.

6.118 The Archaeology Assessment states that the site is considered to have a 
generally low archaeological potential for Roman and Medieval evidence and low 
potential for all remaining past periods.  However, past post-depositional impacts 
have been severe as a result of past construction and demolition.

6.119 It concludes that the proposed development is considered unlikely to have an 
archaeological impact.  On this basis, further archaeological mitigation measures 
are not considered necessary.  Officers are satisfied with the conclusions of the 
report and consider the proposal acceptable in this regard. 

Planning Obligations 

6.120 The National Planning Policy Framework (NPPF) states that in dealing with 
planning applications, local planning authorities  should consider whether 
otherwise unacceptable development could be made acceptable through the use 
of conditions or planning obligations. Planning obligations should only be used 
where it is not possible to address unacceptable impacts through a planning 
condition.   It further states that where obligations are being sought or revised, 
local planning authorities should take account of changes in market conditions 
over time and, wherever appropriate, be sufficiently flexible to prevent planned 



development being stalled.   The NPPF also sets out that planning obligations 
should only be secured when they meet the following three tests:

(a) Necessary to make the development acceptable

(b) Directly related to the development; and

(c) Fairly and reasonably related in scale and kind to the development

6.121 Paragraph 122 of the Community Infrastructure Levy Regulations (April 2010) 
puts the above three tests on a statutory basis, making it illegal to secure a 
planning obligation unless it meets the three tests.

6.122 The applicant has provided a planning obligations statement (with the Planning 
Statement) outlining the obligations that they consider are necessary to mitigate 
the impacts of the development.

6.123 The proposed heads of terms are as follows:

 Financial contribution towards public realm and High Street improvements 
(£40,000) 

 local labour obligations 

 Employment and Training Contribution (£7950)

 Full Green Travel Plans

 Full Delivery and Servicing Management Plan to be implemented and 
enforced in perpetuity 

 Restriction on the commencement of development until a hotel operator 
has been contractually secured

 Legal fees 

 Monitoring fees (£3500)

6.124 Officers consider that the obligations outlined above are appropriate and 
necessary in order to mitigate the impacts of the development and make the 
development acceptable in planning terms. Officers are satisfied the proposed 
obligations meet the three legal tests as set out in the Community Infrastructure 
Levy Regulations (April 2010).

7.0 Local Finance Considerations 

7.1 Under Section 70(2) of the Town and Country Planning Act 1990 (as amended), 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).



7.2 The weight to be attached to a local finance consideration remains a matter for 
the decision maker.

7.3 The Mayor of London's CIL is therefore a material consideration.  CIL is payable 
on this application and the applicant has completed the relevant form.

8.0 Community Infrastructure Levy

8.1 The above development is CIL liable.

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:-

(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.

9.4 In this matter there is no impact on equality.

10.0 Conclusion

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

10.2 The proposed use and high design quality is considered to offer a hugely positive 
contribution to Deptford as a designated Regeneration and Growth area.  In 
addition to contributing to London’s visitor economy, it is considered to provide 
wider benefits to local regeneration, including local employment opportunities and 
a boost to Deptford’s evening economy.  

10.3 Further to this, set amongst Deptford High Street, Deptford Station, the station 
forecourt and the Deptford Market Yard development, the proposed building is 
expected to introduce a prominent addition and strong sense of arrival to a key 
location and an important regeneration area.  

10.4 In light of this, and for the reasons outlined within this report, the proposed 
development is considered to be acceptable, subject to the proposed conditions 
and legal agreement.



11.0 RECOMMENDATION (A)

To agree the proposals and authorise the Head of Law to complete a legal 
agreement under Section 106 of the 1990 Act (and other appropriate powers) to 
cover the following principal matters:- 

 Financial contribution towards public realm and High Street improvements 
(£40,000) 

 Local labour obligations 

 Employment and Training Contribution (£7950) 

 Full Green Travel Plans 

 Full Delivery and Servicing Management Plan to be implemented and 
enforced in perpetuity 

 Restriction on the commencement of development until a hotel operator 
has been contractually secured

 Legal fees 

 Monitoring fees (£3500)

RECOMMENDATION (B)

Upon the completion of a satisfactory Section 106 in relation to the matters set out 
above, authorise the Head of Planning to Grant Permission subject to the 
following conditions:-

Conditions

Time Limit

(1) The development to which this permission relates must be begun not 
later than the expiration of three years, beginning with the date on 
which the permission is granted.

Reason:  As required by Section 91 of the Town and Country Planning Act 1990.

Approved Plans

(2) The development shall be retained strictly in accordance with the 
application plans, drawings and documents hereby approved and as 
detailed below:

14005_A_P00_P001 Rev P01; 14005_A_P00_P002 Rev P01; 14005_A_P00_011 
Rev P01; 14005_A_P00_012 Rev P01; 14005_A_P00_021 Rev P01; 
14005_A_P00_022 Rev P01; 14005_A_P00_031 Rev P01; 14005_A_P00_032 
Rev P01; 14005_A_P00_033 Rev P01; 14005_A_P00_102 Rev P01; 
14005_A_P00_201 Rev P01; 14005_A_P00_301 Rev P01; 14005_A_P00_302 
Rev P01; 14005_A_P00_400 Rev P01; 14005_A_P00_401 Rev P01; 
14005_A_P00_402 Rev P01; 14005_A_P00_403 Rev P01; Statement of 



Community Involvement; Report on Phase 1 Preliminary Risk Assessment; Report 
on a Ground Investigation; Engineering Design and Construction Method 
Statement; Construction Dusk Risk Assessment; Archaeological Desk-Based 
Assessment; Economic Impact Statement; Energy and Sustainability Statement; 
Framework Travel Plan Statement; Draft Construction Logistics Plan; Delivery and 
Servicing Plan; Transport Assessment; Planning BRE Daylight/Sunlight Report; 
Planning Statement; Noise Assessment for Planning; Townscape Heritage and 
Visual Impact Assessment Received 20th January 2016; 14005_A_P00_101 Rev 
P02; 14005_A_P00_103 Rev P02; 14005_A_P00_202 Rev P02; Design and 
Access Statement Received 3rd February 2016; 14005_A_P00_410 Rev P02 
Received 25th April 2016.

Reason: To ensure that the development is carried out in accordance with the 
approved documents, plans and drawings submitted with the application and is 
acceptable to the local planning authority.

Land contamination

(3) (a) No development  (including demolition of existing buildings and 
structures) shall commence until each of the following have 
been complied with:-

(i) A desk top study and site assessment to survey and 
characterise the nature and extent of contamination and its 
effect (whether on or off-site) and a conceptual site model have 
been submitted to and approved in writing by the local planning 
authority.

(ii) A site investigation report to characterise and risk assess 
the site which shall include the gas, hydrological and 
contamination status, specifying rationale; and 
recommendations for treatment for contamination. encountered 
(whether by remedial works or not) has been submitted to and 
approved in writing by the Council. 

                             (iii)The required remediation scheme implemented in full. 

(b) If during any works on the site, contamination is encountered 
which has not previously been identified (“the new 
contamination”) the Council shall be notified immediately and 
the terms of paragraph (a), shall apply to the new 
contamination. No further works shall take place on that part of 
the site or adjacent areas affected, until the requirements of 
paragraph (a) have been complied with in relation to the new 
contamination. 

(c) The development shall not be occupied until a closure report 
has been submitted to and approved in writing by the Council.

This shall include verification of all measures, or treatments as 
required in (Section (a) i & ii) and relevant correspondence 
(including other regulating authorities and stakeholders 
involved with the remediation works) to verify compliance 



requirements, necessary for the remediation of the site have 
been implemented in full. 

The closure report shall include verification details of both the 
remediation and post-remediation sampling/works, carried out 
(including waste materials removed from the site); and before 
placement of any soil/materials is undertaken on site, all 
imported or reused soil material must conform to current soil 
quality requirements as agreed by the authority. Inherent to the 
above, is the provision of any required documentation, 
certification and monitoring, to facilitate condition requirements.

Reason:  To ensure that the local planning authority may be satisfied that 
potential site contamination is identified and remedied in view of the historical 
use(s) of the site, which may have included industrial processes and to comply 
with DM Policy 28 Contaminated Land of the Development Management Local 
Plan (November 2014).

Materials/ design quality

(4) The development shall be constructed in full accordance with the 
architectural details and materials (namely, anodised aluminium 
panelling; anodised aluminium ventilation grills; anodised aluminium 
doors; anodised aluminium projecting vertical fins; corrugated anodised 
aluminium rain screen; glazing with obscured interlayer; high 
performance windows with anodised aluminium casing) outlined on plan 
nos: 14005_A_P00_201 Rev P01; 14005_A_P00_202 Rev P02; 
14005_A_P00_400 Rev P01; 14005_A_P00_401 Rev P01; 
14005_A_P00_402 Rev P01; 14005_A_P00_403 Rev P01; Building 
Materials sample board; Design and Access Statement, unless 
otherwise approved and agreed in writing by the Local Planning 
Authority.

Reason:  To ensure that the design is delivered in accordance with the details 
submitted and assessed so that the development achieves the necessary high 
standard and detailing in accordance with Policy 15 High quality design for 
Lewisham and Policy 16 Conservation areas, heritage assets and the historic 
environment of the Core Strategy (June 2011) and DM Policy 30 Urban design 
and local character and 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 (November 2014).

Construction Logistics and Management Plan

(5) No development shall commence on site until a Construction Logistics 
Management Plan has been submitted to and approved in writing by the 
local planning authority.  The plan shall demonstrate the following:-

(a) Rationalise travel and traffic routes to and from the site.



                     (b) Provide full details of the number and time of construction 
vehicle trips to the site with the intention and aim of reducing 
the impact of construction vehicle activity.

(c) Measures to deal with safe pedestrian movement.

The measures specified in the approved details shall be implemented 
prior to commencement of development and shall be adhered to during 
the period of construction. 

Reason:  In order to ensure satisfactory vehicle management and to comply with 
Policy 14 Sustainable movement and transport of the Core Strategy (June 2011), 
and Policy 5.3 Sustainable design and construction, Policy 6.3 Assessing effects 
of development on transport capacity and Policy 7.14 Improving air quality of the 
London Plan (2015).

Cycle parking

(6) (a) A minimum of 5 secure and dry cycle parking spaces shall be 
provided within the development as outlined within the Planning 
Statement (paragraph 7.82.) 

(b) Within 3 months of the commencement of development, full 
details of the cycle parking facilities shall be submitted to and 
approved in writing by the local planning authority.

(c) All cycle parking spaces shall be provided and made available 
for use prior to occupation of the development and maintained 
thereafter.

Reason:  In order to ensure adequate provision for cycle parking and to comply 
with Policy 14: Sustainable movement and transport of the Core Strategy (2011).

Wheelchair units/ accessibility/ inclusive design

(7) (a) Within 3 months of the commencement of development, an 
Accessibility Management Plan (AMP) produced in accordance 
with Appendix B: Accessible Hotels (paragraph B.9) of the 
London Town Centres SPG (July 2014) shall be submitted to 
and approved in writing by the Local Planning Authority.

(b) The proposed development shall provide 7 wheelchair 
accessible rooms as stated within the Design and Access 
Statement (page 47 – 52).  They shall be retain in perpetuity. 

Reason:  To ensure that the proposed development achieves the highest 
standards of accessible and inclusive design in hotel developments in accordance 
with Policy 4.5 London’s visitor economy of the London Plan (2015) and Appendix 
B of the London Town Centres Supplementary Planning Guidance (SPG) (July 
2014).

Noise



(8) The development shall be carried out in full accordance with the Noise 
Assessment hereby approved, implementing the mitigation measures 
recommended where necessary.

Reason:  To safeguard the amenities of the adjoining premises and the area 
generally and to comply with DM Policy 26 Noise and vibration of the 
Development Management Local Plan (November 2014).

Sound insulation

(9) (a) Within 3 months of the commencement of development, full 
written details, including relevant drawings and specifications of 
sound insulation against noise where the hotel bedrooms party 
the church hall shall be submitted to and approved in writing by 
the Local Planning Authority.  

(b) The development shall only be occupied once the 
soundproofing works as agreed under part (a) have been 
implemented in accordance with the approved details. 

(c) The soundproofing shall be retained permanently in 
accordance with the approved details.

Reason:  To ensure that the mixed uses within the building do not conflict and to 
achieve good quality hotel accommodation in accordance with Policy 4.5 
London’s visitor economy of the London Plan (2015) and DM Policy 26 Noise and 
vibration of the Development Management Local Plan (November 2014).

Energy performance/ water efficiency 

(10) The development shall be constructed in accordance with the Energy 
and Sustainability Statement hereby approved.

Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2 
Minimising carbon dioxide emissions, 5.3 Sustainable design and construction, 
5.7 Renewable energy, 5.15 Water use and supplies in the London Plan (2015) 
and Core Strategy Policy 7 Climate change and adapting to the effects, Core 
Strategy Policy 8 Sustainable design and construction and energy efficiency 
(2011).

Plumbing and piping

(11) Notwithstanding the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking, re-enacting or 
modifying that Order), no plumbing or pipes, other than rainwater pipes, 
shall be fixed on the external faces of the building.

Reason:  In order that the local planning authority may be satisfied with the 
details of the proposal and to accord with  Policy 15 High quality design for 
Lewisham and Policy 16 Conservation areas, heritage assets and the historic 
environment of the Core Strategy (June 2011) and DM Policy 30 Urban design 
and local character and 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 (November 2014).

Signage 

(12) All signage shall be restricted to the signage zones outlined on plan 
nos. 201 Rev P01 and 202 Rev P02 and the Design and Access 
Statement (page 35) hereby approved, unless otherwise approved and 
agreed in writing by the Local Planning Authority.

Reason:  In order that the local planning authority may be satisfied with the 
details of the proposal and to accord with  Policy 15 High quality design for 
Lewisham and Policy 16 Conservation areas, heritage assets and the historic 
environment of the Core Strategy (June 2011) and DM Policy 30 Urban design 
and local character and 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 (November 2014).

Living roof

(13) (a) The development shall be constructed with a biodiversity living 
roof laid out in accordance with plan nos. 410 Rev P02 and the 
Design and Access Statement (page 39) hereby approved and 
maintained thereafter.

(b) Prior to the commencement of this part of the development 
(including the construction of the roof), a statement outlining a 
management strategy detailing how the living roof would be 
maintained and monitored for a period of at least 5 years post 
installation shall be submitted to and approved in writing by the 
Local Planning Authority.

(c) The living roofs shall not be used as an amenity or sitting out 
space of any kind whatsoever and shall only be used in the 
case of essential maintenance or repair, or escape in case of 
emergency.

(d) Evidence that the roof has been installed in accordance with (a) 
shall be submitted to and approved in writing by the local 
planning authority prior to the first occupation of the 
development hereby approved.

Reason:  To comply with Policies 5.10 Urban greening, 5.11 Green roofs and 
development site environs, 5.12 Flood risk management, 5.13 Sustainable 
Drainage and 7.19 Biodiversity and access to nature conservation in the London 
Plan (2015) , Policy 10 managing and reducing flood risk and Policy 12 Open 
space and environmental assets of the Core Strategy (June 2011), and DM Policy 
24 Biodiversity, living roofs and artificial playing pitches of the Development 
Management Local Plan (November 2014).

INFORMATIVES



(1) Positive and Proactive Statement: 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, positive and proactive discussions took place with the applicant 
prior to the application being submitted through a pre-application discussion.  
As the proposal was in accordance with these discussions and was in 
accordance with the Development Plan, no contact was made with the 
applicant prior to determination.

(2) It should be noted that no details of signage, beyond the location and 
dimensions of signage zones, have been approved as part of this 
application.  Any proposed signs would require planning permission.

(3) Any scheme of sound insulation against airborne noise should aim to meet 
D’nT,w + Ctr dB of not less than 55 for walls, ceilings and floors where hotel 
bedrooms party the church hall.

(4) As you are aware the approved development is liable to pay the Community 
Infrastructure Levy (CIL) which will be payable on commencement of the 
development. An 'assumption of liability form' must be completed and 
before development commences you must submit a 'CIL Commencement 
Notice form' to the council. You should note that any claims for relief, where 
they apply, must be submitted and determined prior to commencement of the 
development. Failure to follow the CIL payment process may result in 
penalties. More information on CIL is available at: - 
http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-
permission/application-process/Pages/Community-Infrastructure-Levy.aspx 

(5) You are advised that all construction work should be undertaken in 
accordance with the "London Borough of Lewisham Code of Practice for 
Control of Pollution and Noise from Demolition and Construction Sites" 
available on the Lewisham web page.

(6) You are advised that this permission must not be construed as overriding 
any legal rights which the existing tenant(s) of the property may have.

http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/application-process/Pages/Community-Infrastructure-Levy.aspx
http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/application-process/Pages/Community-Infrastructure-Levy.aspx

