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RECORDING AND USE OF SOCIAL MEDIA 

You are welcome to record any part of any Council meeting that is open to the public.  

The Council cannot guarantee that anyone present at a meeting will not be filmed or 
recorded by anyone who may then use your image or sound recording. 

If you are intending to audio record or film this meeting, you must : 

 tell the clerk to the meeting before the meeting starts 

 only focus cameras / recordings on councillors, Council officers, and those 
members of the public who are participating in the conduct of the meeting and avoid 
other areas of the room, particularly where non-participating members of the public 
may be sitting.  

 ensure that you never leave your recording equipment unattended in the meeting 
room. 

If recording causes a disturbance or undermines the proper conduct of the meeting, then 
the Chair of the meeting may decide to stop the recording.  In such circumstances, the 

decision of the Chair 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    

  
Order Of Business 

 

  

Item 
No 

Title of Report Ward 
Page 
No. 

1.   Declarations of Interests  1 - 4 

2.   Minutes  5 - 14 

3.   LAND ADJOINING 25, FORDYCE ROAD, 
LONDON, SE13 

Lewisham 
Central 

15 - 48 

4.   36 MOUNT ASH ROAD, LONDON, SE26 6LY Forest Hill 49 - 62 

5.   274 BROCKLEY ROAD, LONDON, SE4 2SF Ladywell 63 - 86 

6.   76 LOCK CHASE, LONDON, SE3 9HA Blackheath 87 - 98 





 
  

 

 PLANNING COMMITTEE (A) 

Report Title DECLARATIONS OF INTERESTS 

 

Class PART 1 Date:   05 JANUARY 2017 

 
Members are asked to declare any personal interest they have in any item on 
the agenda. 

 
(1) Personal interests 
 

There are three types of personal interest referred to in the Council’s Member 
Code of Conduct :-  
 
(a) Disclosable pecuniary interests 

(b) Other registerable interests 

(c) Non-registerable interests 

(2) Disclosable pecuniary interests are defined by regulation as:- 
 

(a) Employment, trade, profession or vocation of a relevant person* for profit 
or gain. 

 

(b) Sponsorship –payment or provision of any other financial benefit (other 
than by the Council) within the 12 months prior to giving notice for 
inclusion in the register in respect of expenses incurred by you in carrying 
out duties as a member or towards your election expenses (including 
payment or financial benefit  from a Trade Union). 

 

(c) Undischarged contracts between a relevant person* (or a firm in which 
they are a partner or a body corporate in which they are a director, or in 
the securities of which they have a beneficial interest) and the Council for 
goods, services or works. 

 

(d) Beneficial interests in land in the borough. 
 

(e) Licence to occupy land in the borough for one month or more. 
 

(f) Corporate tenancies – any tenancy, where to the member’s knowledge, 
the Council is landlord and the tenant is a firm in which the relevant 
person* is a partner, a body corporate in which they are a director, or in 
the securities of which they have a beneficial interest.   

 

(g) Beneficial interest in securities of a body where:- 
 
(a) that body to the member’s knowledge has a place of business or 

land in the borough; and  
 

(b) either 
 

(i) the total nominal value of the securities exceeds £25,000 or 
1/100 of the total issued share capital of that body; or 



 
  

 

 

(ii) if the share capital of that body is of more than one class, 
the total nominal value of the shares of any one class in 
which the relevant person* has a beneficial interest exceeds 
1/100 of the total issued share capital of that class. 

 
*A relevant person is the member, their spouse or civil partner, or a person with 
whom they live as spouse or civil partner.  

 
(3) Other registerable interests 
 

The Lewisham Member Code of Conduct requires members also to register the 
following interests:- 
 

(a) Membership or position of control or management in a body to which you 
were appointed or nominated by the Council; 

 

(b) Any body exercising functions of a public nature or directed to charitable 
purposes, or whose principal purposes include the influence of public 
opinion or policy, including any political party; 

 

(c) Any person from whom you have received a gift or hospitality with an 
estimated value of at least £25. 

 
(4) Non registerable interests 
 

Occasions may arise when a matter under consideration would or would be 
likely to affect the wellbeing of a member, their family, friend or close associate 
more than it would affect the wellbeing of those in the local area generally, but 
which is not required to be registered in the Register of Members’ Interests (for 
example a matter concerning the closure of a school at which a Member’s child 
attends).  

 

(5) Declaration and Impact of interest on member’s participation 
 

(a) Where a member has any registerable interest in a matter and they are 
present at a meeting at which that matter is to be discussed, they must 
declare the nature of the interest at the earliest opportunity and in any 
event before the matter is considered.  The declaration will be recorded in 
the minutes of the meeting. If the matter is a disclosable pecuniary interest 
the member must take not part in consideration of the matter and withdraw 
from the room before it is considered.  They must not seek improperly to 
influence the decision in any way. Failure to declare such an interest 
which has not already been entered in the Register of Members’ 
Interests, or participation where such an interest exists, is liable to 
prosecution and on conviction carries a fine of up to £5000  
 

(b) Where a member has a registerable interest which falls short of a 
disclosable pecuniary interest they must still declare the nature of the 
interest to the meeting at the earliest opportunity and in any event before 
the matter is considered, but they may stay in the room, participate in 
consideration of the matter and vote on it unless paragraph (c) below 
applies. 
 



 
  

 

(c) Where a member has a registerable interest which falls short of a 
disclosable pecuniary interest, the member must consider whether a 
reasonable member of the public in possession of the facts would think 
that their interest is so significant that it would be likely to impair the 
member’s judgement of the public interest.  If so, the member must 
withdraw and take no part in consideration of the matter nor seek to 
influence the outcome improperly. 

 
(d) If a non-registerable interest arises which affects the wellbeing of a 

member, their, family, friend or close associate more than it would affect 
those in the local area generally, then the provisions relating to the 
declarations of interest and withdrawal apply as if it were a registerable 
interest.   

 
(e) Decisions relating to declarations of interests are for the member’s 

personal judgement, though in cases of doubt they may wish to seek the 
advice of the Monitoring Officer. 

 
(6) Sensitive information  
 

There are special provisions relating to sensitive interests.  These are interests 
the disclosure of which would be likely to expose the member to risk of violence 
or intimidation where the Monitoring Officer has agreed that such interest need 
not be registered.  Members with such an interest are referred to the Code and 
advised to seek advice from the Monitoring Officer in advance. 

 
(7) Exempt categories 
 

There are exemptions to these provisions allowing members to participate in 
decisions notwithstanding interests that would otherwise prevent them doing so.  
These include:- 

 
(a) Housing – holding a tenancy or lease with the Council unless the matter 

relates to your particular tenancy or lease; (subject to arrears exception); 

(b) School meals, school transport and travelling expenses; if you are a 
parent or guardian of a child in full time education, or a school governor 
unless the matter relates particularly to the school your child attends or of 
which you are a governor;  

(c) Statutory sick pay; if you are in receipt; 

(d) Allowances, payment or indemnity for members; 

(e) Ceremonial honours for members; 

(f) Setting Council Tax or precept (subject to arrears exception). 

 





 

Committee PLANNING COMMITTEE (A) 

Report Title MINUTES 

Ward  

Contributors  

Class PART 1 Date 05 JANUARY 2017 

 
MINUTES 
 

 To approve the minutes of the meeting of Planning Committee (A) held on the 02nd June 
2016 and 17th November 2016. 

 

LONDON BOROUGH OF LEWISHAM 

MINUTES of the meeting of the PLANNING COMMITTEE (A) held in COUNCILLOR 
CHAMBERS, LEWISHAM TOWN HALL, CATFORD SE6 on Thursday 2nd of June 2016 at 
7.30pm. 

PRESENT:  Councillor Amrani (Chair), Bourne (Vice-Chair), Jeffrey, Raven, De 
Ryk, Kennedy, Hilton, Walsh 

 
OFFICERS:  Helen Milner and Michael Forrester - Planning Service, Kevin Chadd - 
Legal Services, Maeve Wylie - Committee Coordinator 
 

APOLOGIES:  Councillors Adefiranye & Till 

1. DECLARATION OF INTERESTS 

 None   

2. MINUTES 

The Minutes of the meeting of Planning Committee (A) held 18th February 2016 and 21st April 
were not brought to the meeting.  

133 DEPTFORD HIGH STREET (Item 2 on the agenda) 

The Planning Officer Michael Forrester outlined details of the proposal and provided 
photos showing how the development would look visually from the public realm. A 
model was provided by the agent and placed on the table in front of councillors to give 
a better sense of how the hotel would fit in to the wider streetscape. The objection from 
the Deptford Society was made reference to.  

The Committee received verbal representation from Dan Fyall, the planning consultant 
on this scheme. Mr Fyall gave an overview of the proposal stating that extensive pre-
app and public consultation had taken place. He discussed how the design was 
sensitive to the area, how it was needed in the growth area and the employment and 
training that would be provided for local people.  

Councillor De Ryk asked about the vision for the hotel. Mr Fyall stated that it would be a 



 

low-service style hotel with some limited ancillary ground floor use. He added that this 
has been tried and tested elsewhere and works effectively.  

Councillor De Ryk added that the design was beautiful but hoped for higher aspiration 
for such a vibrant area. She wished that the hotel was more guest specific and the low 
service style does not match such a well designed building.  

Councillor Hilton asked about how many rooms there would be and how the cladding 
material would stay dust free. The architect of the development stated that cladding 
would be suitable and has been used before without any issues.  

Councillor Raven asked who the target audience of this hotel would be. Mr Fyall stated 
that the hotel would serve both tourists and people in the borough. He said there was 
also demand from people getting married in the neighbouring church to stay in the 
hotel.  

Helena Russell, speaking on behalf of the Deptford Society and objecting to the 
proposal, stated that the quality was not high enough particularly in the case of the 6 
basement rooms which would receive limited natural light. She also mentioned that 22 
of the rooms would have no view or have a view onto a wall. Ms Russell said that the 
building would be out of proportion and would overwhelm the streetscape. She felt that 
the Deptford Society objection was not fully addressed in the report. Mrs Russell also 
went on to mention the impact on the public realm, lost opportunity on this site and 
concerns over growing numbers of hotels on the high street.  

Following the objector presenting their case Councillor Jeffrey asked Mrs Russell about 
her comments on wind tunnelling and whether a survey had taken place to assess this. 
Mrs Russell said it hadn’t.  

Planning Officer Michael Forrester addressed some comments made by Mrs Russell. 
He provided photos of the hotel in the wider context and explained how overshadowing 
would not effect the market area which is to the front of the building.  

Councillor De Ryk asked if a condition could be placed on the hotel provider to which 
Legal Officer Kevin Chadd clarified that it was not possible.    

Councillor Jeffrey then moved to make a recommendation for approval. This was 
seconded by Councillor Raven.  

FOR: Councillors Amrani (Chair), Bourne (Vice-Chair), Kennedy and Hilton  

Against: De Ryk 

RESOLVED:  That planning permission be granted in respect of application No. 
DC/15/95204 subject to the obligations and conditions outlined in the report. 

3. THE TALMA PUB (Item 3 on the agenda) 

The Planning Officer Helen Milner outlined details of the proposal and stated that an 
amendment to the bin and cycle storage would be included in the decision. She then 



 

addressed questions from Councillor Walsh, Hilton and Amrani in relation to a condition 
placed on the operator of the premise and whether the residential accommodation will 
be sold or rented. Planning officers stated that a condition would be onerous and that 
they did not know if the residential properties would be sold or rented.  

Councillor De Ryk stated that tenants have problems with living over a pub and this 
would cause problems if the accommodation was sold or had different ownership than 
the A4 use below.    

The Committee received verbal representation from Councillor Curran and Mary 
McKernan of the Sydenham Society, both objecting to the application. Councillor 
Curran read out a statement from Councillor Best which related to the local heritage of 
the pub, its prominent location and community cohesion.  

Ms McKernan then spoke about how the pub has not been adequately marketed for an 
occupier to take over and knew of a brewery that would in interested in taking it over 
but had never realised it was available. Ms McKernan also added that the chimney 
would be unfit for ventilation.  

Councillor Curran then spoke again and mentioned the lack of accommodation for pub 
staff above and how there was no marketing evidence for the pub. Councillor Curran 
then circulated copies of Development Management Local Plan Policy 20 ‘Public 
houses’ and made reference to the key points that related to this case. 

Planning Officer Helen Milner addressed some of the concerns about the refuse, stating 
that it would be relocated and because the building wasn’t listed officers have no 
control over the interior of the building.  

Councillor Walsh enquired about the visual presence of the roofline on the streetscape 
once an extra floor was placed on top and the fact there was no outside space for 
tenants.  

Planning Officer Helen Milner addressed the comments stating that officers considered 
that with the set back and mansard roof the extra roof height would be acceptable and 
because of the large park area close by the lack of amenity space would be acceptable.  

Councillor Hilton asked the Planning Officer how high the roof extension would be to 
which she was informed it would be 2.7m.  

Councillor Walsh asked about how the ventilation would be addressed to which Helen 
Milner stated a condition could be placed on a permission.  

Councillor Hilton asked planning officers and legal advice if the separation of the use 
was enough reason for refusal. Kevin Chadd stated that for this to be possible it would 
need to be evidence based.  

Councillor De Ryk added that there would be unnecessary pressure on the pub from 
tenants if the flats were not ancillary to the ground floor use and asked if would people 
be allowed to move in if the pub was not yet it use. Councillor Amrani added that this 
proposal was contrary to all policies.  



 

At this stage Councillor Walsh moved to refuse this application. Planning officers stated 
that they would need specific wording to be agreed upon before the decision can be 
finalised. Kevin Chadd said that if the decision was refused on DM Policy 20 this would 
not stand well in an appeal.  

Councillors Walsh and De Ryk then summarised the key issues which included impact 
on streetscape with the increased roofline, ventilation of the kitchen and the amenity of 
the C3 use. Planning Officer Helen Milner stated that the ventilation can be secured 
with a condition on the decision.  

Following deliberation by Members, Councillor De Ryk moved to make a 
recommendation for refusal. This was seconded by Councillor Hilton.  

For: Councillors Amrani (Chair), Bourne (Vice-Chair), Jeffrey, Kennedy, Raven, Walsh 

RESOLVED:  That planning permission be refused in respect of application No. 
DC/14/87819. 

4. Princess of Wales (Item 1 on the agenda) 

The Planning Officer Helen Milner outlined details of the works completed and 
objections received. Councillor De Ryk spoke about the prime location and the 
conservation area. Councillor Walsh mentioned how the rear beer garden area can be 
viewed from the properties facing onto this area and that the view has not changed as 
the conservatory was transparent.  

Councillor Jeffrey enquired whether there would be light spill. Planning Officer Helen 
Milner stated that the proposal wouldn’t obscure the view onto the rear of the  building.  

Councillor Walsh asked whether the view from the public realm would change and 
Planning Officer Helen Milner stated it would be completed with suitable materials.  

No verbal representation was received from applicant or objectors.  

Following discussions by Members, Councillor Bourne moved a motion to approve the 
application. It was seconded by Councillor Kennedy. 

FOR: Councillors Amrani (Chair), Raven, Kennedy, De Ryk, Hilton 

Abstained: Walsh  

RESOLVED: That planning permission be granted in respect of application No. 
DC/15/090686 subject to the conditions outlined in the report. 

The meeting ended at 09.45pm         Chair 

       
2nd June 2016 

 
 



 

LONDON BOROUGH OF LEWISHAM 
 
MINUTES of the meeting of the PLANNING COMMITTEE (A) held in ROOMS 1 & 2, CIVIC 
SUITE, LEWISHAM TOWN HALL, CATFORD, SE6 4RU on 17th November 2016 at 19:30. 
 
PRESENT: Councillors Amrani (Chair), Bourne (Vice Chair), Adefiranye, Hilton, Jeffrey, De 
Ryk, Till and Walsh. 
 
OFFICERS: Max Smith – Planning Service, Paula Young – Legal Services, Gill Waddington 
– Trainee Solicitor, Natasha Peach – Planning Conservation, Amanda Ghani – Committee 
Co-ordinator 
 
APOLOGIES: Councillors Raven and Kennedy. 
 
1. DECLARATION OF INTERESTS 
 
There were no declaration of interests. 
 
2. MINUTES 

 

Members pointed out a number of spelling mistakes and grammatical errors found in the 
published minutes for Committee A dated 6th October. Members asked why minutes are not 
being proof read. Cllr Walsh again asked why the minutes for the agenda dated 2nd June 
had not been made available for approval by members. Both those and these minutes to be 
approved at the next Planning Committee (A) to be held on 5th January 2017. 

Cllr Walsh asked the committee clerk to forward an email he had been sent from Erica 
Cattle regarding her father’s disabled bay at 188 Fairlawn Park SE26. The email which was 
originally addressed to Catherine Paterson in the Highways Department is to be forwarded 
back to Ms Paterson with Mr Johnson, from planning services copied in.   

 

The Chair informed the room that Item 4 (Land adjoining 25 Fordyce Road, SE13) had been 
withdrawn from this evening’s agenda following advice from the Council’s Legal officer. 
 
3. Fellowship Inn, Randlesdown Road, SE6 3BT (Item 3 on the agenda) 
 
The Planning Officer Max Smith gave details of the existing building, its Grade II listed status 
and its inclusion on the buildings at risk register. He then outlined the proposed alterations 
which in the Council’s view would bring the property back into full use. The number of 
objectors and supporters was mentioned. The officer recommended the proposal be 
approved. He also noted that condition 12 in the committee report regarding highways works 
would need to be modified slightly to meet legal requirements.  
 
The Committee received verbal representation from Tara Lynch the owner of the Fellowship 
Inn who stated that the proposal fits well with the building’s original purpose. The proposal is 
a Heritage Lottery funded project.  
Cllr Hilton wanted assurances that any heritage interior removed from the premises would be 
documented and made available to access elsewhere. Ms Lynch confirmed that a 
conservation management plan is in place and everything of heritage and social value will be 
itemised, including items that cannot be used or saved. She also stated that saving and 



 

enhancing many of the original features is an important part of the design process. Ms Lynch 
opined that the proposal would open up the building, thus making the heritage asset more 
accessible to the community.  
 
Cllr Alan Hall spoke under standing orders. He stated for the record he is a Director of 
Phoenix Housing Association. He applauded the Council for recommending approval of the 
proposal as it would be a welcome addition to a deprived area. Cllr Hall spoke of the 
property’s original purpose as a community centre and of the Council’s ownership of the 
building and its fall into a dilapidated state. He also mentioned the tone of the planning report 
being sometimes picky over certain heritage assets and wondered whether some of the 
conditions could be relaxed, particularly with regards to delivery dates and the times the 
outdoor seating could be used during the summer months.  
Cllr Walsh asked Cllr Hall what hours of use would be more acceptable; to which Cllr Hall 
asked for planning officer’s advice. The planning officer replied that the conditions could be 
adapted with a distinction in wording between the two proposed uses. The conservation 
officer mentioned that the front and rear entrances would be used for different purposes and 
the planning officer agreed that the conditions regarding deliveries and use of the outdoor 
space may be over cautious. Cllr Adefiranye asked if the conditions could be removed, but 
the planning officer stated that late night noise on a weekday could create a statutory noise 
nuisance.  
Cllr Walsh said that nearby residents should be accepting of a certain level of noise if one 
chooses to live near a pub. He agreed with the delivery days in Condition 14 but suggested 
that ‘anytime on Sundays and Public Holidays’ be changed to ‘between 11am-5pm’.  
Cllr Amrani spoke of the need for the conditions to make clear distinctions regarding the 
different operations on the ground and first floor of the property, otherwise future uses may 
be hampered.  
Members agreed and the Legal officer verified the requirement to regularise Condition 14 so 
that it only applies to the lower units. Members also agreed to amending Condition 15 so that 
the outdoor seating can be used by customers up to 10pm BST and 9pm during winter.  
 
The amended conditions are as follows:-  
 
 
 
12. Prior to the commencement of development, details of highways improvements to include:- 
 

(i) Double yellow line waiting restrictions 
(ii) Improvements to the stairs 
(iii) Improvements to the lighting 
(iv) Delivery and servicing bay 
(v) New paving 
(vi) Street furniture or tree planting 

 
shall be submitted to, and approved in writing by, the local planning authority. The development shall 
not be occupied until the highways works have been completed in accordance with the approved 
details. 
 
Reason:  In order to ensure that satisfactory means of access is provided, to ensure that the 
development does not prejudice the free flow of traffic or conditions of general safety along the 
neighbouring highway and to comply with the Policy 14 Sustainable movement and transport of the 
Core Strategy (June 2011). 
 
14. No deliveries shall be taken at or despatched from the public house, cinema, cafe and 
staged hall use on the lower ground and ground floors other than between the hours of 7 am 



 

and 8 pm on Mondays to Fridays, 8 am and 5 pm on Saturdays and 11am and 5pm on 
Sundays or Public Holidays. 

Reason: In order to safeguard the amenities of adjoining residents and to comply with 
Paragraph 120 of the National Planning Policy Framework, and DM Policy 26 Noise and 
Vibration, and DM Policy 32 Housing design, layout and space standards of the 
Development Management Local Plan (November 2014) 
 
15. The area used for outdoor seating shall not be open for customer use after 10pm 
Monday to Sunday between the last Sunday of March and the last Sunday of October 
(British Summer Time) and 9pm Monday to Sunday during any other time. 

Reason: In order to safeguard the amenities of adjoining occupants at unsociable periods 
and to comply with Paragraph 120 of the National Planning Policy Framework and DM Policy 
26 Noise and Vibration of the Development Management Local Plan (November 2014) 
 
 
Councillor Walsh moved a motion to accept the officer’s recommendation and grant planning 
permission. It was seconded by Councillor Hilton. 
 
Members voted as follows: 
 
FOR:                  Councillors Amrani (Chair), Bourne (Vice-Chair), Adefiranye, Hilton, Jeffrey, 
De Ryk, Till and Walsh. 
 
RESOLVED:      That planning permission be granted in respect of application No. 

DC/16/097938 subject to the conditions outlined in the report and amended 
Conditions 14 and 15.  

 
4. 361 Brockley Road, SE4 2AG (Item 5 on the agenda) 
 
The Planning Officer outlined details of the proposal for a single storey rear extension at 
lower ground floor, to facilitate provision of a two bed flat whilst keeping the existing retail 
unit.  
 
Cllr Walsh enquired about the roof lights and not enough light entering the flat. The planning 
officer showed the submitted paper drawings of the proposal to members and clarified light 
sources as well as stating that frosted glass windows on an adjacent property mitigated any 
privacy issues. Members spoke about the distance between buildings, but this was decided 
not to be an issue.   
 
The Committee received verbal representation from Arthur Lo the Architect. Mr Lo read a 
prepared statement, highlighting the proposals high quality, the opportunity to convert this 
underused site and its subservience to the existing property. He pointed out that an 
independent daylight survey had been undertaken and that there would be no negative 
impact on neighbouring properties. 
 
Cllr Jeffrey questioned Mr Lo regarding impingement on existing windows in the rear 
elevation. Mr Lo stated there would not be any. Cllr Walsh queried the amount of outside 
play space, since a family may be future occupiers of the flat. Mr Lo replied that although he 
could not comment on who would be the end user; the amenity space exceeded the 
minimum requirement. 
 



 

As members had no further questions, Councillor Walsh moved a motion to accept the 
officer’s recommendation and grant planning permission. It was seconded by Councillor De 
Ryk. 

 
Members voted as follows: 
 
FOR:                  Councillors Amrani (Chair), Bourne (Vice-Chair), Adefiranye, Hilton, Jeffrey, 
De Ryk, Till and Walsh. 
. 
 
RESOLVED:      That planning permission be granted in respect of application No. 

DC/16/96973 subject to the conditions outlined in the report.  
 
 
5. 111 Brightfield Road, SE12 8QG (Item 6 on the agenda) 
 
The Planning Officer outlined details of the proposal regarding a single storey extension and 
roof extension at the rear of the property. The officer stated that an initial objection from the 
Lee Manor Society had now been withdrawn due to the architect removing the raked infill 
between the two dormers. The society’s objection to the loss of the bay window still stands. 
The Planning Officer stated that since the bay cannot be seen from the public realm, it does 
not provide a significant contribution to the Conservation Area, consequently the officer 
recommended the proposal be approved.  
 
Cllr Walsh asked if the proposal had been replicated elsewhere. The planning officer was 
unaware of any such development.  
 
The Committee received verbal representation from Frank Linden the Architect. He 
confirmed that the extensions would be modest in scale and within permitted development 
parameters. In answering Cllr Walsh’s question, he stated that he had been involved with a 
similar proposal at number 90. Mr Linden hoped members would support the 
recommendation. 
 
Since there were no further questions from members, Councillor Walsh moved a motion to 
accept the officer’s recommendation. It was seconded by Councillor Hilton. 
 
Members voted as follows: 
 
FOR:                  Councillors Amrani (Chair), Bourne (Vice-Chair), Adefiranye, Hilton, Jeffrey, 

De Ryk, Till and Walsh  
 
RESOLVED:   That planning permission be granted in respect of application No. 
DC/16/097990 subject to the conditions outlined in the report.  
 
 

 
The meeting ended at 8.20pm.         Chair 

       
17 November 2016 
 

 

 



 

 

 

 





 

Committee PLANNING COMMITTEE A 

Report Title Land Adjoining 25 Fordyce Road SE13  

Ward Lewisham Central 

Contributors Karl Fetterplace 

Class PART 1 Date: 5th January 2017 

 

Reg. Nos. DC/16/96329 
 

Application dated 20/04/16 
 

Applicant Mr Pedley, Fordyce Limited 
 

Proposal The demolition of the existing garages at land adjoining 25 
Fordyce Road SE13 and the construction of 4 three storey 
three bedroomed houses with garden area, together with 
the provision of cycles spaces and bin stores. 

 

Applicant’s Plan Nos. 209-200-001-B, 209-200-002-A, 209-200-010-A, 209-200-
012-B, 209-200-013-B, 209-200-014-A, 209-200-020-A, 
209-200-021-A, 209-200-022-A, 209-200-022-A, 209-200-
023-A, 209-200-024-B,  209-200-025-B, 209-200-027-B, 
209-200-030-A, 209-200-050-A,  209-200-051-A, 209-200-
060-B, Planning Statement (May 2016, Baca Architects), 
Details of Materials (May 2016, Baca Architects), Code for 
Sustainable Homes Pre-Assessment, Design and Access 
Statement (April 2016, Baca Architects); Energy & 
Sustainability Statement (May 2016, Baca Architects) 
received 17 May 2016; 209-200-011-D, 209-200-026-E, 
209-200-028-B, 209-200-029-B, 209-200-033-C, 209-200-
034-C, 209-200-035-C, 209-200-036-C, Rear elevation 
window size received 16 September 2016; 209-200-061-A 
received 7 October 2016; Daylight/Sunlight VSC (24 
October 2016, EAL Consult) received 25 October 2016, 
Daylight & Sunlight Assessment - Sunlight (2 November 
2016, EAL Consult) received 3 November 2016. 
 

 
Background Papers (1) LE/918/25/TP 

(2) Core Strategy (2011) 
(3) Development Management Local Plan (2014) 
(4) The London Plan (2015) 

 
Designation PTAL 3 

Not in a Conservation Area 
Not a Listed Building 
 

 



 

 

 
 
1.0 Property/Site Description   

1.1 The application site is located on the western side of Fordyce Road, north of 
No.25 Fordyce Road.  The site is 390.2sq m and contains vacant single storey 
garage buildings that were in previous use for workshop purposes.   

1.2 Due to the gradient across the site, the ground level decreases both from south to 
north and east to the west.   

1.3 The site originally formed part of the rear garden of 45 Lewisham Park. It was 
originally used for the storage and servicing of vehicles in conjunction with a tree 
specialist business that was run from an office in no.45. A garage for use by the 
owner was erected following the granting of planning permission in 1990, together 
with the retention of a new boundary wall. The site was then was used for the 
storage of competitive rally cars. A boundary wall that separates the subject site 
was given planning permission in 1997 and a second larger garage was built. A 
fence that separates the site from no.45 was erected in 2006, which prevents 
access between the two sites. The title was legally split between the site and 
no.45 in 2007, with the site continuing to be used for storage.   

1.4 The front boundary of the site fronts onto Fordyce Road and curves round with the 
street. No. 45 Lewisham Park is located directly to the rear (west) of the site and 
is in use as a House in Multiple Occupation (HMO). 

1.5 To the south-west and diagonally opposite the site is 44 Lewisham Park, also 
known as ‘Cygnet Lodge’, an independent care home which provides care for 
patients with mental health issues.   

1.6 Directly to the south, the site adjoins the rear/service entrance to Cygnet Lodge 
which is used for the parking of cars and refuse storage.  Further south, there is a 
terrace of 3 houses fronting Fordyce Road, the end of terrace property being 25 
Fordyce Road.  These dwellings were constructed in 1971 on the former garden 
land of 44 Lewisham Park.  This terrace is two storey and constructed from timber 
cladding, with driveways to the front allowing access to integral garages. Other 
than this terrace, the western side of Fordyce Road comprises the rear boundary 
walls (some including small garages) of the properties which front Lewisham Park.   

1.7 To the north, the site adjoins the rear garden of 46 Lewisham Park.  To the rear of 
this garden is a single storey garage that can be accessed from Fordyce Road.   

1.8 The surrounding area is residential in nature, being two storey plus loft space 
dwellings. Many of the houses are Victorian properties with double height bays, 
sash windows and rendered surrounds, some of which have been converted into 
self-contained flats.  There are also examples of more recent houses in the street 
that have infilled gaps in the terrace at some point in the past.   

1.9 The site has a PTAL rating of 3 and is in close proximity to Lewisham High Street 
where many bus routes operate. The site is not located within a conservation 
area, nor is it subject to an Article 4 Direction.  It is not a Listed Building and is not 
in the vicinity of a listed building.   



 

 

2.0 Relevant Planning History 

2.1 1971: Planning permission for the erection of 3, two storey houses with integral 
garages on part of the rear garden of 44 Lewisham Park SE13 fronting onto 
Fordyce Road.  

2.2 1991: Planning permission for the erection of a garage in the rear garden of 45 
Lewisham Park SE13 together with the retention of the new boundary wall. 

2.3 1997: Planning permission for the retention of the new boundary wall at the rear of 
45 Lewisham Park SE13. 

2.4 1997: Planning permission for the erection of a garage in the rear garden of 45 
Lewisham Park SE13 with vehicular access onto Fordyce Road. 

2.5 PRE/15/02023: Pre-application advice was sought for the following proposal: 

The demolition of the existing garages and the construction of a 3 storey plus 
basement level residential block to provide 8 two bedroom units with associated 
amenity space at 25 Fordyce Road SE13. 

The following points summarise the feedback provided: 

 When considered in relation to DM Policy 33, the site is considered to have 
features that liken it to both infill development and back garden development. 

 As the proposed development would not be located on a landlocked site nor 
within an enclosed rear garden, but instead have a street frontage, a 
development of this kind could be considered acceptable in principle as long as 
the development meets the criteria set out by DM Policy 33. 

 Proposal provides a response that is specific to the site and its immediate 
surroundings; however, further justification that the proposal is the most 
appropriate response to this site required. 

 The applicant team is required to explore different types of residential buildings 
and consider the building line in relation to the way in which the road curves 
and the possible development of the neighbouring sites to the north.   

 Therefore, officers did not provide a detailed assessment of the proposed 
building at this stage. However, objection was raised regarding the basement 
level with regards to design and standard of residential accommodation. 

 Officers advised that a transport statement with a parking survey must be 
included with an application submission in order to demonstrate that the 
proposal would not give rise to unacceptable parking stress upon surrounding 
streets. 

 Officers strongly advised that the applicant engaged fully with the occupiers of 
neighbouring properties prior to submitting a planning application. 

It was concluded that a residential development could be supported by the 
Council on this site, nevertheless, it was felt that further work was required to 
develop a design response that had been carefully considered in relation to the 



 

 

wider context of the site. It was considered that the proposal would require further 
work at pre-application stage in order for officers to support the scheme. 

2.6 DC/15/93955: The demolition of the existing garages onto land adjoining 25 
Fordyce Road SE13 and the construction of a four storey block incorporating 
balconies comprising 8 two bedroom self-contained flats, together with the 
provision of 16 cycle spaces and refuse storage area. This application was 
refused on 17 December 2015 for the following reasons: 

 Due to the scale, siting and over-complicated building form, the proposed 
development fails to respect and complement the scale, alignment and 
character of surrounding existing development giving rise to a bulky, 
overbearing and incongruous addition to the street that would significantly 
harm the character and appearance of the surrounding area and the amenities 
of neighbouring occupiers contrary to Policy 15 High quality design for 
Lewisham of the Core Strategy (2011), DM Policy 30 Urban design and local 
character and DM Policy 33 Development on infill sites, backland sites, back 
gardens and amenity areas of the Development Management Local Plan 
(2014).  

 The applicant has failed to provide sufficient information to allow a full and 
accurate assessment of the sunlight and daylight impacts of the proposed 
development and therefore the assessment of full impact of the proposal upon 
the amenities of neighbouring occupiers in order to address in order to address 
DM Policy 32 Housing design, layout and space standards of the Development 
Management Local Plan (2014) 

2.7 PRE/15/02023: Pre-application advice was sought following the above refusal on 
two different development options – a terrace of four dwellings and two pairs of 
semi-detached dwellings. Officers advised that there was support in principle for 
the residential development of the site, however the acceptability of the scheme 
would be dependent upon the detail of the development proposed. Officers 
considered that the scale of the development was acceptable, however further 
work was needed to ensure that the proposal was acceptable, in relation to 
adherence to the established building line. It was also advised that a 
contemporary design approach was supported, but a high quality design response 
would be expected. 

2.8 PRE/15/02023: Further pre-application advice was sought on five options for 
single family dwellinghouses with private gardens to the rear. It was concluded 
that following constructive pre-application discussions between Council officers 
and the applicant team, it was felt the proposals had evolved positively and had 
reached a stage where officers would be happy to invite the submission of a 
planning application.  

3.0 Current Planning Application 

3.1 This application is for the demolition of the existing garages on land adjoining 25 
Fordyce Road SE13 and the construction of 4 three storey three bedroomed 
houses with garden area, together with the provision of cycle spaces and bin 
stores. 



 

 

3.2 The dwellings would be 3b 6p dwellings with private landscaped rear gardens. 
Refuse and bicycles would be stored in the front gardens. No car parking spaces 
are proposed.  

3.3 The proposed would provide a terrace of four front facing gable roofed houses 
with living accommodation at ground, first and second floor. The detailing of the 
houses is a contemporary interpretation of the period buildings on the eastern 
side of Fordyce Road and surrounding area. 

3.4 With regard to materials, the front elevation would be part Smeed Dean 
Bermondsey Yellow Rustica brick (a yellow stock brick with a ‘reclaimed’ London 
Yellow appearance) and part white silicone resin render for the ground floor and 
elements at first and second floor level. Rendered quoins are also proposed. The 
windows and rear doors would be grey brown (RAL 8019) aluminium framed and 
the roof tiled with a new Cassius antique slate tile. The front door would be a solid 
core door with timber veneer finish. The frames will be aluminium profiles to match 
the window frame detail. The front garden wall would be of the aforementioned 
brick. The rear gardens would have decking adjacent to the rear of the dwellings.  

3.5 The scheme has been amended following the Local Meeting, to provide rear 
gardens that slope away from the proposed dwellings, which would therefore 
mean that the height of the rear fence was reduced when viewed from the 
gardens of properties fronting Lewisham Park.  

4.0 Consultation 

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

4.2 The Councils Environmental Sustainability and Highways teams were consulted. 
No concerns were raised.  

4.3 Due to the number of objections received, a local meeting was held on 6 
September 2016 at the Hither Green Baptist Church. The minutes of the meeting 
are attached as an appendix to this report. Several issues were raised at this 
meeting that were also raised in the written submissions. These have been 
addressed in the planning considerations section of this report.  

4.4 Site notices were displayed and neighbouring properties including the Lewisham 
Central Ward Councillors were consulted. Submissions were received from 
twenty-six different local households – 1 in support and 25 in objection. The 
objections raised the following concerns:  

Principle 
 

 This site does not technically meet infill site criteria as this would be 
development in the rear garden of 45 Lewisham Park and therefore a 
precedent would be set for other development fronting Fordyce Road.  

 The site, including garages, was in use as ancillary to the residential property 
at 45 Lewisham Park by a previous owner.  

 Back garden development is unacceptable in principle. 

 The proposed development is overdevelopment of the site.  



 

 

 
Design 

 

 The design would not preserve the character of area and is not in keeping with 
the character of the area. 

 The proposed dwellings would be too tall and of an inappropriate scale. 

 It is important that any new builds reflect and conform to the ambience and are 
sensitive to the style of the area. 

 There is current consideration for a new conservation area which would 
incorporate application site; a character appraisal for this area has been put 
forward by the Lewisham Resident’s Association. 

 The amenity space for future occupants would be too small. 

 The front gardens are too small compared to the surrounding area as they 
have more space occupied by bin and cycle storage than the surrounding area. 

 
Housing 

 

 There is very little outside space provided; inadequate amenity space for new 
residents. 

 Such developments could create a distorted price value for land. 
 

Impact on neighbouring amenity 
 

 The proposal will reduce daylight and sunlight to surrounding properties 

 There will be overlooking impacts to the rear and to the properties. This could 
be ameliorated by the use of more rooflights.   

 There should be 21m between habitable rooms windows in rear elevations.  

 The retaining walls required to level the site would make the rear fence to 
properties on Lewisham Park excessive and the site levels have not been 
shown accurately. 

 The proximity of the building to the care home (Cygnet Lodge) to the rear 
would compromise the privacy and outlook of residents and impact on the 
registration of premises, forcing the care home to relocate. It would also result 
in a loss of local employment and valuable health care. 

 
Transport/highways 

 

 There is no on-site parking provision; lead to congestion in the street. 

 The application states PTAL 4, when really PTAL is lower. 
 

Biodiversity 
 

 The trees and hedges on the site are valuable amenities, should not be 
removed and are also home to existing wildlife. If the developers propose to 
include bat boxes then it would follow that they believe there to be bats in the 
area. 

 
Other matters 

 

 A contamination assessment has not been undertaken. 

 The developers have not liaised with neighbours prior to planning application 
despite Council advice. 



 

 

 No. 45 Lewisham Park has a single storey extension that has been built 
without planning permission that has not been taken into account.  

 The Local Meeting was poorly chaired and was biased towards the developer’s 
agenda as the architect was allowed to speak for too long and was not willing 
to consult with residents. The chairperson prevented residents from asking 
questions about issues that had already been raised and residents did not feel 
that these had been adequately addressed initially.  

 Fire safety has not been taken into account. 

 The floor plans of the first and second floors appear to be very similar to that of 
one bedroom flats and this implies that the development could be converted 
into a multiple occupancy project. 

 The site notice has not been displayed. 

 Excavation may affect the Thames Water network.  

 The application lacks detail and contains inaccurate plans and drawings. 
 

4.5 One further objection was received from a resident that had previously objected, 
reiterating points made in their original submission. These points have therefore 
been addressed above. 

4.6 The letter of support stated that this new application has regard to the surrounding 
properties, streetscape and general locality with the scale of the development 
reduced accordingly. Privacy concerns also appear to be addressed. 

4.7 Thames Water stated that it would not have any objection with regard to sewerage 
or water infrastructure capacity. Further information provided by Thames Water is 
proposed to be included as an informative.  

4.8 Copies of letters are available to Members.  

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. 

The London Plan (March 2015) incorporating March 2016 Minor Alterations 

5.5 The London Plan policies relevant to this application are:  

Policy 3.3 Increasing housing supply 
Policy 3.4 Optimising housing potential 
Policy 3.5 Quality and design of housing developments 
Policy 5.2 Minimising carbon dioxide emissions 
Policy 5.3 Sustainable design and construction 
Policy 6.3 Assessing effects of development on transport capacity 
Policy 6.9 Cycling 
Policy 6.13 Parking 
Policy 7.4 Local character 
Policy 7.6 Architecture 
Policy 8.3 Community infrastructure levy 

 
London Plan Supplementary Planning Guidance (SPG) 

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

Housing (2012) 
Sustainable Design and Construction (2006) 

Core Strategy 

5.7 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 

http://www.london.gov.uk/thelondonplan/guides/spg/spg_04.jsp


 

 

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 5  Areas of Stability and Managed Change 
Core Strategy Policy 1 Housing provision, mix and affordability 
Core Strategy Policy 8 Sustainable design and construction and energy efficiency 
Core Strategy Policy 14 Sustainable movement and transport 
Core Strategy Policy 15 High quality design for Lewisham 
 
Development Management Local Plan Nov 2014 

5.8 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: 

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

DM Policy 1  Presumption in favour of sustainable development 

DM Policy 22  Sustainable design and construction 

DM Policy 25 Landscaping and trees 

DM Policy 28  Contaminated Land  

DM Policy 29  Car parking 

DM Policy 30  Urban design and local character 

DM Policy 32  Housing design, layout and space standards 

DM Policy 33  Development on infill sites, backland sites, back gardens and 
amenity areas 

 
  Residential Standards Supplementary Planning Document 2006 (Updated 2012)) 

5.10 This document sets out guidance and standards relating to design, sustainable 
development, renewable energy, flood risk, sustainable drainage, dwelling mix, 
density, layout, neighbour amenity, the amenities of the future occupants of 
developments, safety and security, refuse, affordable housing, self containment, 
noise and room positioning, room and dwelling sizes, storage, recycling facilities 
and bin storage, noise insulation, parking, cycle parking and storage, gardens and 
amenity space, landscaping, play space, Lifetime Homes and accessibility, and 
materials. 

6.0 Planning Considerations 

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

a) Principle of development 
b) Design, scale, impact on the streetscape and surrounding area 
c) Quality of accommodation  



 

 

d) Transport and servicing 
e) Impact on adjoining properties 
f) Sustainability and energy 
g) Land contamination 
h) Ecology and biodiversity 
i)  Other matters 

 
Principle of Development 

6.2 The principle of the proposal will be assessed in relation to DM Policy 33 that 
relates to ‘Development on infill sites, backland sites, back gardens and amenity 
areas’.  

6.3 The policy defines various types of development sites, outlining the suitability of 
residential development on each type of site.  It does however recognise that 
there will be some instances where a particular site will not fall squarely within any 
one of these definitions.  The policy states that in these cases, the principles that 
will be applied will be taken from the appropriate parts of this policy. Although the 
site is in separate ownership to the dwelling at 45 Lewisham Park and is accessed 
from Fordyce Road, it was originally part of the rear garden of No.45 and is 
considered under the policy as such.  

6.4 Whilst development on back garden sites is normally resisted under DM Policy 33, 
the application site has a number of characteristics that would warrant an 
exception to the usual approach. Of key importance is the fact that the original 
grounds of No.45 are very large. The property would therefore retain a substantial 
rear garden following the proposed development, which would not appear 
cramped or incongruous in relation to the original house.  

6.5 Secondly, given that the application site would be solely accessed from Fordyce 
Road, there would be no impact on the design integrity of the Lewisham Park 
streetscene; a key justification for DM policy 33. On the contrary, the development 
would be viewed in the context of Fordyce Road, where it would be well related to 
the urban grain of that street, in particular the existing group of three houses at 
23, 24 and 25 Fordyce Road. In this respect, the site has aspects in common with 
an infill site, where development is supported by DM Policy 33 subject to particular 
criteria being met. This component of the policy provides some justification for the 
development, in that it is a site specific creative response to the character of the 
street, of which more will be discussed later in the report, and would provide 
additional natural survelliance; replacing the existing blank frontage.  

6.6 Finally, given that the site is currently entirely occupied by outbuildings and 
hardstanding, its development would not detract from the visual or ecological 
value normally associated with back garden sites.  

6.7 In summary, it is considered that the nature of the application site and the 
proposed development are such that the harms normally associated with back 
garden development would not result in this case and that a refusal of permission 
on the grounds of DM Policy 33 would be difficult to justify, in particular given the 
qualified support for infill development also contained in that policy. The wording 
of the policy is sufficiency flexible to allow for exceptions, and officers 
recommenda that this would be appropriate in this case.  



 

 

6.8 The objections received have referred to a ‘Draft Conservation Area Appraisal of 
Lewisham Park Crescent’.  It should be noted that this was a document prepared 
by the Lewisham Park Resident’s Association for the consideration of the Council 
following communications with the Council some years ago.  It therefore does not 
constitute a Council document, nor is it a designated heritage asset. The 
document does however explain the characteristics and features of the area that 
are considered relevant and would form part of design discussions in any case.   

6.9 Officers consider that the area comprises strong architectural quality and spatial 
qualities provided by the generous gardens and relationship with the public park, 
which was originally laid out as a private park for certain properties.  This 
character is considered to be most prominent amongst properties 15-52 
Lewisham Park.   

6.10 It is therefore recognised as an area with special character and therefore has the 
potential to be assessed in relation to DM Policy 37 which relates to non-
designated heritage assets.  However, the key aim of DM Policy 37 is to ensure 
that development sustains and enhances the characteristics that contribute to the 
character of the area.  This provides an extension to the Council’s design policies 
that officers will have regard to in this application, which also seek to ensure that 
development makes a positive contribution to an area.  

6.11 It is also important to highlight that further to this, other than the existing 
development to the south of the application site, the western side of Fordyce 
Road consists of the rear boundary treatment of the houses fronting Lewisham 
Park rather than residential properties.   

6.12 It was in light of this, and with regard to the NPPF and the presumption in favour 
of sustainable development, that the applicant was asked to explore the site in the 
context of the wider street and whether there were other development 
opportunities along this frontage.  The applicant has stated that no other sites are 
comparable directly to the application site, but have nevertheless included a blank 
elevation on the proposed northern elevation, so as not to prejudice future 
development if these sites were to be found acceptable for development in the 
future.  As further development potential is by no means clear, officers are 
satisfied with this response.     

Further, in light of the need for housing and the fact that the size of this site is 
considered adequate for development, this land is considered to be an 
appropriate development site. Therefore, the principle of development is 
considered acceptable, subject to design, quality of accommodation, transport 
and servicing, impact on adjoining properties, sustainability and energy, land 
contamination and ecology and biodiversity.  

Design, scale, impact on the streetscape and surrounding area 

Design  

6.13 Policy 15 of the Core Strategy states that the Council will apply policy guidance to 
ensure highest quality design and the protection or enhancement of the natural 
environment. This is echoed in DM Policy 30. 

6.14 DM Policy 33 supports the principle of new development within a street frontage 
but seeks to ensure that the proposed development would make a high quality 



 

 

positive contribution to the area whilst also providing a site-specific creative 
response to the character and issues of the street frontage typology.   

6.15 The proposed design would respect and complement the scale, frontage widths, 
established building line, setbacks, alignment and character of the surrounding 
existing Victorian properties, albeit expressed in a contemporary form that would 
complement the surrounding area without imitation. The width of the proposed 
dwellings would be 5.955m. The width of the dwellings on the opposite side of 
Fordyce Road is 5.85m. The setback of the proposed dwellings to Fordyce Road 
would be 3m. The setbacks of the surrounding buildings vary, however tend to 
range between 3-3.5m. It is therefore considered that the width and setback of the 
proposed dwellings is suitably in keeping with that of the surrounding area. The 
design would further respect the character of the surrounding area in that the 
dwellings would have small front gardens with a low wall. The proposed roof 
design is considered to be sympathetic to the surrounding area, as noted during 
pre-application discussion by officers. The building line has been taken from the 
terraced houses to the south and the proposed building layout and articulation has 
been developed following a character analysis of the houses in Fordyce Road. In 
this sense, this proposal provides a response that is specific to the site and its 
immediate surroundings. 

6.16 Further details on the treatment of the front garden area, including details of 
paving, boundary treatments, provision for the required 2 cycle storage spaces per 
dwelling and provision for the storage and collection of refuse is proposed to be 
required by condition, but in all would allow for a high quality development.  

6.17 It is not considered that the proposed development would preclude the 
development of neighbouring sites.   

6.18 The proposed materials are characteristic of the surrounding area with regard to 
the slate tiles, brick and render proposed, whilst the modern nature of the design 
would be distinguished by features such as the fenestration and use of aluminium 
windows. A sample and details of the proposed brick and roof tiles have been 
submitted, along with details of the proposed render and aluminium window 
frames and are considered to be acceptable. 

6.19 Concern is typically raised by officers in relation to the quality of render, however, 
it was suggested that a high quality material would be used to create the intended 
effect, as opposed to the standard white painted render that the Council does not 
support. Officers consider that the contemporary detailing would result in an 
interesting development that would respond well to existing surrounding 
development. For example, gable ended properties are in existence in the 
surrounding area, including Brownhill Road. 

Height, scale and massing 

6.20 The buildings on the opposite side of Fordyce Road have a height above ground 
level between 9m and 9.8m tall, however due to the fall in the land would have a 
ridge height 0.5m greater than the proposed dwellings. The proposed dwellings 
would range between 9.26 and 9.7m above ground level. The scale of 
development is therefore considered to be in line with surrounding existing 
development. 



 

 

6.21 The survey drawing levels have been reviewed following the Local Meeting and 
confirmed as correct. The height of the proposed building is lower than those on 
the opposite side of Fordyce Road. Given that the roof has a gable profile, this 
would also mean that the elevation rises and falls from valley to ridge and this 
height is therefore not in existence across the entirety of the terrace, which would 
mitigate against any potential impact of a third storey. The proposed dwellings 
would be 0.14m higher than the neighbouring properties to the south (23-25 
Fordyce Road). However, this minor difference is acceptable, particularly due to 
the high quality design proposed.  

6.22 Section drawings have been provide through each of the proposed four dwellings. 
The difference of fall across the site from front to back varies from 0.9m at the 
south end to 1.37m at the north end. The gardens of the proposed dwellings would 
be stepped down so that the maximum height of the fence from the neighbouring 
rear gardens of nos. 45 and 46 Lewisham Park would be 2.15m and 2.45m 
respectively, created by a retaining wall and a fence height of 1.8m and 2m. The 
site is proposed to be cut at the front and filled at the back.  

Quality of accommodation  

6.23 The application site is within a residential street made up of predominantly single 
family housing, some of which has been converted into flats. The provision of 
further family housing within the street is therefore welcomed, particularly in light 
of the shortage of family housing within the Borough. 

6.24 This proposal is for 4 x 3 storey (3b6p) dwellings. The floor areas provided would 
vary between 116sqm and 122sqm, which would comply with the 108sqm 
minimum area required. The bedroom areas are all policy compliant.  

6.25 The rear bedrooms on the first floor of each dwelling would be non-compliant for 
approximately 25% of the length of the room due to their shape, with minimum 
widths of between 2.2m and 2.4m. However, they are compliant with the widths 
for the majority of the length of the rooms, with their widths increasing to between 
3.6 and 4m. This is therefore considered to be acceptable. 

6.26 Each unit would provide 2sqm of storage. This minor non-compliance with the 
required 2.5sqm is acceptable given that the dwellings all exceed the minimum 
overall floorspace requirement.  

6.27 The ground and first floor ceiling heights would be 2.5m, which is compliant with 
policy. The drawings indicate on the second floor plan where the ceiling height 
would be less than 1.8m. This area has not been counted towards the overall 
dwelling area. Approximately 10sqm on the top floor of each dwelling that is 
included in the overall floor area would not have a ceiling height of above 2.3m. 
Approximately 3sqm of this 10sqm would fall within the bedrooms, meaning they 
would have approximately 9sqm of floor area with a 2.3m ceiling height or greater. 
Given that the requirement is for 75% of the overall GIA to be above 2.3m, this is 
considered to be acceptable. 

6.28 Each dwelling would have a front garden of 5sqm (exclusive of bin & cycle 
storage and the front path) and rear garden varying between 20 and 24sqm in 
area. The Residential SPD states gardens for dwelling houses should be a 
minimum of 9 meters in depth.  The proposed depth would vary from 4.3 to 5.3m 



 

 

across the four rear gardens. However, under the London Plan, only 9sqm of 
private amenity space would be required, which these gardens would far exceed.  

6.29 At the pre-application stage it was recognised that rear gardens would be limited 
in terms of size due to the depth of the application site, particularly given that 
these would be further reduced if the request from officers to increase the front 
setback was met (which it has been). However, it was considered that in light of 
the wider benefits of the scheme, officers could support shorter rear gardens if 
they were designed/landscaped in a way that would provide high quality and 
usable spaces. It is considered that this proposal would achieve this. Further, 
Mountsfield Park and Lewisham Park, both relatively large recreation areas, are 
approximately 400m and 600m from the site on foot and therefore provide options 
for additional recreational opportunities.  

6.30 All dwellings would be dual aspect and it is considered that daylight and sunlight 
access would be adequate for the proposed units. With regard to the privacy of 
the occupiers of the proposed dwellings, given that the upper floor rear facing 
windows would serve a bedroom and study, the proximity, at 18m, to the rear 
window of 45 Lewisham Park is not considered to be objectionable. 

6.31 There would be an element of overlooking from the rear elevations of the 
proposed dwellings into the back gardens of the other dwellings in the terrace. 
However, this would not be significantly adverse and is commonplace in an urban 
location such as this and is considered to be acceptable.  

6.32 Integrated exterior lighting is proposed for the security of the occupiers. These 
would be diffused in order to minimise the impact on local wildlife. Officers are 
satisfied that this detail would be acceptable. 

 Wheelchair housing/accessibility 

6.33 The dwellings are proposed to meet Lifetime Homes Standards and to be 
wheelchair adaptable, which is acceptable from a planning perspective.  

Transport, servicing and impact on the highway network 

Car Parking 

6.34 The application submission refers to the site as having a PTAL rating of 4.  Officers 
have found the site to have a PTAL rating of 3.  Nevertheless, it is acknowledged 
that the site is located on the border between PTAL 3 addresses and PTAL 4 
addresses.  The application site is located within a Controlled Parking Zone (CPZ).  

6.35 The proposed development would be car-free. The Transport Statement prepared 
for the previously refused scheme stated that 2011 Census data for car ownership 
shows that there is a car ownership of 43% per dwelling in this area.  Applying this 
statistic to the proposed scheme, the development would be expected to generate 
2 cars. The Transport Statement also outlines the findings of a parking survey that 
was undertaken between 00.30 and 05.30 on the 3rd September 2015.  There 
were 75 unoccupied on-street parking bays within 200m of the site available to 
residents with resident permits.  Based on the development generating a parking 
need for an additional 2 cars, the proposal would be expected to reduce the 
amount of available parking spaces in the street from 75 to 73. Further, due to the 
proximity to Lewisham High Street bus routes and the scale of the development, 



 

 

the non-provision of car parking with this application is considered appropriate and 
in accordance with Core Strategy Policy 14, DM Policy 29 Car parking and Policy 
6.13 Parking of the London Plan.   

6.36 As previously discussed, the principle of providing residential development on this 
site is accepted, therefore it is acknowledged that there may be some additional 
traffic associated with development on the site. However, given the limited scale of 
development (4 dwellings), it is considered that there would be no adverse harm to 
the highway network. It was apparent to officers when undertaking a site visit that 
there was It is noted that no objection has been raised from highways officers.  

Cycle and Refuse Storage  

6.37 Refuse storage would be provided in the front gardens of the new dwellings, along 
with two cycle storage spaces, which is policy compliant. Examples have been 
cited of bin and cycle storage that would be acceptable. A condition is proposed to 
be added in this regard in order to ensure that a high quality design is achieved. 
This would also ensure that the storage would be dry and secure and would not 
create visual clutter in the streetscene.  

 Impact on Adjoining Properties 

6.38 The objections received refer to a loss of privacy and increased overlooking, the 
insufficient separation distance between the proposed building and existing 
houses, and daylight/sunlight issues.  There were also concerns raised in relation 
to the operation of the existing care home which is located to the rear of the site at 
44 Lewisham Park.  Further concerns were raised that the retaining walls required 
to level the site would make the rear fence to the properties on Lewisham Park 
excessive and the site levels have not been shown accurately. The issues raised 
by the objectors have been taken into account as part of the officer’s 
considerations below. 

Privacy/Overlooking/Outlook 

6.39 DM Policy 32 Housing design, layout and space standards states the following:  

Adequate privacy is an essential element in ensuring a high level of residential 
amenity. Unless it can be demonstrated that privacy can be maintained through 
design, there should be a minimum separation of 21 metres between directly 
facing habitable room windows on main rear elevations. This separation will be 
maintained as a general rule but will be applied flexibly dependent on the context 
of the development. A greater separation distance will be required where taller 
buildings are involved. 

6.40 Therefore, this provision is to be applied flexibly dependent on the context of the 
development and officers must also consider whether privacy can be maintained 
through design. 

6.41 The existing houses on the western side of the street are considered to be in a 
particularly unique position for residential properties within the borough whereby 
there are no residential properties directly opposite. The distance to the windows 
of dwellings on the opposite side of Fordyce Road would be approximately 21m, 
which is considered acceptable, given that the proposal would have a similar 
relationship to the street as the existing dwellings. This is particularly the case 



 

 

given that it is not unusual for there to be houses on both sides of a residential 
street with windows directly facing each other. For this reason it is not considered 
necessary to condition any obscure glazing proposed on the front elevations of 
the dwellings. Officers do not consider that the impact on overlooking or also 
outlook would be unreasonable.  

6.42 In the previously refused scheme, officers calculated that the distance between 
directly facing habitable room windows to the rear would be 16m. This was 
considered to be acceptable and was not included as a reason for refusal of that 
scheme. In any case, as previously stated it is considered that there are instances 
where it is appropriate to apply this guidance flexibly, particularly where the 
application demonstrates that it would not give rise to unacceptable harm and that 
an acceptable level of privacy can be maintained through design.  

6.43 In this instance, narrow windows are proposed with deep external reveals that 
would be chamfered and therefore restrict the field of view when looking out. 
These views would therefore be angled away from the rear of nos. 45 & 46 
Lewisham Park. Detailed drawings have been provided at a scale of 1:20 to 
indicate this and officers consider these details to be acceptable. Further, 
translucent glazing is also proposed to the bottom pane of windows that would 
prevent direct views down through the windows. It is acknowledged that the 
position of the beds on the floor plans is not fixed, however given the layout of the 
room, it is considered logical that beds would be positioned in this location. This 
would mean that there would be glimpses through the rear windows, however 
these would be in passing as occupants moved through the rooms. It is also noted 
that the gable end wall ameliorates this impact to an extent, as opposed to a solid 
mass across the width of the dwelling. Given this and the fact that the minimum 
window distances would be approximately 18m to the rear of 45 Lewisham Park 
and 19m to the rear of 44 Lewisham Park, the latter being oblique views, the 
proposed development is considered to be acceptable in this regard. It is also not 
considered that the presence of these for dwellings would have an unreasonable 
impact on the operation of the care home at 44 Lewisham Park.  

6.44 There would be an element of overlooking from the rear elevations of the 
proposed dwellings into the back gardens of the other dwellings in the terrace. 
However, this would not be significantly adverse and it is considered that some 
degree of overlooking is inevitable in locations such as this. 

6.45 The northern elevation of the terrace would not have any windows, so as not to 
prejudice any future development on this site in terms of overlooking. This is 
welcomed by officers.  

6.46 Due to the positioning of the windows on the side (southern) elevation of the 
proposed building and the windowless side elevation of the existing houses at 25 
Fordyce Road, the proposal would not be expected to impact upon the privacy of 
these neighbours. 

6.47 Due to the gradient within this area, the proposed building would be set at a 
higher ground level than the houses to the rear. By accepting the principle of 
development on this site, officers are satisfied that a change in outlook (to a 
certain extent) is acceptable as any form of development on this site would cause 
this change.  



 

 

6.48 Concerns were raised that the site levels have not been shown accurately and 
that retaining walls required to level the site would make the rear fence to the 
properties on Lewisham Park excessive. In response to concerns raised at the 
local meeting, the scheme has been amended to provide rear gardens that slope 
away from the proposed dwellings, which would therefore mean that the height of 
the rear fences would be reduced when viewed from the gardens of properties 
fronting Lewisham Park. Where this was previously at a maximum of 3.4m, to the 
gardens of nos. 45 and 46 Lewisham Park it would now be 2.1m-2.15m and 
2.45m respectively, created by a retaining wall and a fence height of 1.8m and 
2m. The site is proposed to be cut at the front and filled at the back. Given that the 
principle of residential development on the site has been accepted, there is a 
need to strike a balance between a usable rear garden and the impacts on 
neighbouring properties. A platform varying between 50 and 250mm would be 
provided at the rear of each dwelling. It is therefore considered that following 
these amendments, the proposal is acceptable. 

6.49 A condition is recommended to prevent extensions being added to the 
development under permitted development rights that may increase the impact on 
neighbouring properties. 

 Daylight & Sunlight 

6.50 A Daylight/Sunlight Assessment has been prepared that concludes that there 
would be an impact on the neighbouring properties as a result of this 
development, however that it would not be of an unacceptable level, noting that 
some windows were not currently compliant with the relevant standards. The 
original Daylight and Sunlight Study was contested by an objection accompanied 
by a review of this report by a consultant, which claimed that the report made 
conclusions based on inaccurate methodology. At the request of officers, the 
Daylight & Sunlight Study has been revised and officers are now satisfied with the 
validity of the results.  

6.51 Overshadowing 

6.52 The BRE guidance states that ‘For it to appear adequately sunlit throughout the 
year, at least half of a garden or amenity area should receive two hours of sunlight 
on 21st March. If as the result of a new development, an existing garden does not 
meet the above, and the area that can receive two hours of sun on March 21st is 
less than 0.8 time its former value, then the loss of sunlight is likely to be 
noticeable’. Based on the findings of the Daylight and Sunlight Assessment, it is 
not considered that this standard would be contravened, or where it would, these 
areas would already receive less than 2 hours sunlight. 

Construction Impacts 

6.53 It is acknowledged that there would be construction impacts on the surrounding 
area, however, this is an inevitable by-product of development. Therefore, a 
condition is proposed to ensure that a Construction Management Plan (CMP) is 
provided to and approved by Council prior to works commencing. A CMP would 
ensure, amongst other things, that there are no unreasonably adverse impacts on 
neighbouring properties with regard to noise and vibration, dust and traffic. 
Further to this, a condition would be included to regulate the hours of delivery 
trucks during construction so that any impacts are kept to a minimum.   



 

 

 Overall, this proposal is therefore considered to have an acceptable impact on 
neighbouring amenity. 

Sustainability and Energy 

6.54 An assessment of the potential energy and sustainability impacts of the 
development has been prepared. This identifies that the Level 4 equivalent of 
Code for Sustainable Homes would be met (70.91%). Indoor water use would be 
a maximum of 105L of water per day, achieved through water efficient appliances 
such as toilets, taps and white goods. The development would also result in a 
reduction in the amount of hard standing on the site and would use materials that 
are compliant with the Green Guide Specification requirements. The above 
measures are considered adequate from a planning perspective.  

6.55 Given the areas of hard surfacing proposed are minimal and the low flood risk of 
the site, officers raise no concerns relating to surface water drainage and flooding 
across the site. 

 Contamination 

6.56 The application submission does not include details in relation to land 
contamination.  As the proposal would involve both the breaking of ground and 
the provision of external amenity space, such details would be required. This is 
proposed to be obtained via the Council’s standard condition relating to land 
contamination.    

Ecology and biodiversity 

6.57 As existing, the application site, which comprises garages, contains various 
shrubbery and trees. Concern has been raised by objectors that the site contains 
significant vegetation. The proposed development would include garden areas. 
Additionally, the development would provide one bird box at the back of each 
property on the western garden wall and two bat boxes would be integrated in the 
building’s southern elevation. Objectors have raised concerns that because these 
boxes are proposed, this suggests that the site is of ecological significance. 
However, this is not considered to be the case and officers look for ecological 
enhancement of a site where possible, which the proposed boxes would provide.  

6.58 Officers have given consideration to the characteristics of the development site in 
relation to the presence of bats and considered that the development does not 
meet the trigger requirements for a bat survey. The application site is an urban 
residential garden, which is not known to the Council to contain bats, as a 
foraging/roosting site or within a designated protected area (Site of Nature 
Conservation Importance, Local Nature Reserve (LNR) or Green Corridor), nor is 
it in close proximity to woodland or a watercourse. It is also not located along or 
adjacent to a linear path, such as a railway embankment, which are favoured 
routes for foraging bats. For the above reasons, the potential impact on wildlife 
habitats is considered minimal and it is not considered that the construction of the 
proposed extension would result in loss of wildlife habitat to the extent that 
permission should be withheld on grounds of loss of or damage to wildlife habitat.  

Other matters 



 

 

6.59 An objection has stated that No. 45 Lewisham Park has a single storey extension 
that has been built without planning permission that has not been taken into 
account. An application for planning permission for this extension has been 
refused, however no enforcement action has been taken at this stage. Officers 
have reviewed the drawings for this application and notwithstanding the fact that 
enforcement action could be taken, it is considered that the consideration of this 
extension in a Daylight & Sunlight Assessment would be unlikely to have a 
marked impact on the results. This is because the extension stops short of the 
rear projection and has the effect of bringing the door and windows further out 
from the side return, where they would otherwise experience some blocking of 
their light by the rear projection.  

6.60 With regard to the objection that fire safety has not been taken into account, this is 
a matter for consideration post-planning under the Building Regulations. 

6.61 With regard to the objection raised about the potential for future conversion of the 
development into a multiple occupancy house, a change of use from C3 to C4 
(House in Multiple Occupancy up to 6 persons) is permitted development. 
Additionally, a conversion to flats would require planning permission and is not 
supported by DM Policy 3 Conversion of a single family house to two or more 
dwellings. It is therefore not considered necessary to include an additional 
condition for its retention. 

6.62 Regarding the objection that a site notice has not been displayed, officers 
received a certificate signed by the applicant stating that it had been displayed 
and observed that the notice was displayed when visiting the site. 

6.63 Regarding the objection that excavation may affect the Thames Water network, 
Thames Water has stated that it does not have any objection to the proposed 
development. Informatives have been suggested that are proposed to be included 
in a planning permission.  

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 and the applicant has completed the relevant 
form. 



 

 

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 The Local Planning Authority has considered the particular circumstances of the 
application against relevant planning policy set out in the Development 
Management Local Plan (2014), the Core Strategy (2011) The London Plan 
(2015, as amended) and the National Planning Policy Framework (2012). 

10.2 The proposal is of an acceptable design and form and would make a positive 
contribution to the local streetscene and surrounding area. The standard of 
accommodation is considered adequate and it is not expected that there would be 
any unreasonably adverse impacts on neighbouring occupiers. It is therefore 
considered that the previous reasons for refusal have been addressed. The 
imposition of a number of conditions would ensure that other necessary matters 
are adequately addressed.  

11.0 RECOMMENDATION 

GRANT PERMISSION subject to the following conditions:- 

(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. 
 

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

209-200-001-B, 209-200-002-A, 209-200-010-A, 209-200-012-B, 209-200-
013-B, 209-200-014-A, 209-200-020-A, 209-200-021-A, 209-200-022-A, 



 

 

209-200-022-A, 209-200-023-A, 209-200-024-B,  209-200-025-B, 209-200-
027-B, 209-200-030-A, 209-200-050-A,  209-200-051-A, 209-200-060-B, 
Planning Statement (May 2016, Baca Architects), Details of Materials (May 
2016, Baca Architects), Code for Sustainable Homes Pre-Assessment, 
Design and Access Statement (April 2016, Baca Architects); Energy & 
Sustainability Statement (May 2016, Baca Architects) received 17 May 
2016; 209-200-011-D, 209-200-026-E, 209-200-028-B, 209-200-029-B, 
209-200-033-C, 209-200-034-C, 209-200-035-C, 209-200-036-C, Rear 
elevation window size received 16 September 2016; 209-200-061-A 
received 7 October 2016; Daylight/Sunlight VSC (24 October 2016, EAL 
Consult) received 25 October 2016, Daylight & Sunlight Assessment - 
Sunlight (2 November 2016, EAL Consult) received 3 November 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. 
 

(3) No development shall commence on site until such time as a Construction 
Management Plan has been submitted to and approved in writing by the 
local planning authority.  The plan shall cover:- 

(a) Dust mitigation measures. 

(b) The location and operation of plant and wheel washing facilities 

(c) Details of best practical measures to be employed to mitigate noise 
and vibration arising out of the construction process  

(d) Details of construction traffic movements including cumulative impacts 
which shall demonstrate the following:- 

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

(ii) 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 relates activity. 

(iii) Measures to deal with safe pedestrian movement. 

(e) Security Management (to minimise risks to unauthorised personnel). 

(f) Details of the training of site operatives to follow the Construction 
Management Plan requirements. 

Reason:  In order that the local planning authority may be satisfied that the 
demolition and construction process is carried out in a manner which will 
minimise possible noise, disturbance and pollution to neighbouring 
properties and to comply with 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). 

(4) (a)   No development or phase of development  (including demolition of 
existing buildings and structures, except where prior agreement with the 



 

 

Council for site investigation enabling works has been received) shall 
commence until:- 

(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, 
(including subsequent correspondences as being necessary or desirable 
for the remediation of the site) to and approved in writing by the Council.  

 (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  or phase of development shall not be occupied until 
a closure report  for the development or phase 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). 
 

(5) No development shall commence on site until a detailed schedule and 
specification of all external materials and finishes to be used on the 
buildings, with the exception of the proposed brick and roof tiles, have been 
submitted to and approved in writing by the local planning authority.  The 
development shall be carried out in accordance with the approved details.   



 

 

Reason:  To ensure that the local planning authority may be satisfied as to 
the external appearance of the building(s) and to comply with Policy 15 
High quality design for Lewisham of the Core Strategy (June 2011) and 
Development Management Local Plan (November 2014) DM Policy 30 
Urban design and local character. 

 
(6) (a) A minimum of 2 secure and dry cycle parking spaces shall be 

provided per dwelling within the development as indicated on the plans 
hereby approved. 

(b) No development shall commence above ground level on site until the 
full details of the cycle parking facilities have been 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). 
 

(7) (a) No development shall commence above ground level on site until 
details of proposals for the storage of refuse and recycling facilities for each 
residential unit hereby approved, have been submitted to and approved in 
writing by the local planning authority. 

(b) The facilities as approved under part (a) shall be provided in full prior 
to occupation of the development and shall thereafter be permanently 
retained and maintained. 
 
Reason:  In order that the local planning authority may be satisfied with the 
provisions for recycling facilities and refuse storage in the interest of 
safeguarding the amenities of neighbouring occupiers and the area in 
general, in compliance with Development Management Local Plan 
(November 2014) DM Policy 30 Urban design and local character and Core 
Strategy Policy 13 Addressing Lewisham waste management requirements 
(2011). 
 

(8) (a) No development shall commence above ground level on site until 
drawings showing landscaping of the front gardens (including details of the 
permeability of hard surfaces) have been submitted and approved in writing 
by the local planning authority.  

(b) All landscaping works which form part of the approved scheme under 
part (a) shall be completed prior to occupation of the development. 
 
Reason:  In order that the local planning authority may be satisfied as to 
the details of the proposal and to comply with Policies 5.12 Flood risk 
management and 5.13 Sustainable Drainage in the London Plan (2015), 
Policy 15 High quality design for Lewisham of the Core Strategy (June 
2011) and Development Management Local Plan (November 2014) Policy 
25 Landscaping and trees, and DM Policy 30 Urban design and local 
character. 



 

 

 
(9) (a) Details of the proposed boundary treatments including any gates, 

walls or fences shall be submitted to and approved in writing by the local 
planning authority prior to construction of the above ground works.   

(b) The approved boundary treatments shall be implemented prior to 
occupation of the buildings and retained in perpetuity.  
 
Reason:  To ensure that the boundary treatment is of adequate design in 
the interests of visual and residential amenity and to comply with Policy 15 
High quality design for Lewisham of the Core Strategy (June 2011) and DM 
Policy 30 Urban design and local character of the Development 
Management Local Plan (November 2014). 
 

(10) No extensions or alterations to the building(s) hereby approved, whether or 
not permitted under Article 3 to Schedule 2 of the Town and Country 
Planning (General Permitted Development) Order 2015 (or any order 
revoking, re-enacting or modifying that Order) of that Order, shall be carried 
out without the prior written permission of the local planning authority. 

Reason:  In order that, in view of the nature of the development hereby 
permitted, the local planning authority may have the opportunity of 
assessing the impact of any further development and to comply with Policy 
15 High quality design for Lewisham of the Core Strategy (June 2011). 
 

(11) Notwithstanding the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking, re-enacting or modifying 
that Order), no windows (or other openings) shall be constructed in any 
elevation of the building other than those expressly authorised by this 
permission. 

Reason:  To enable the local planning authority to regulate and control any 
such further development in the interests of amenity and privacy of 
adjoining properties in accordance with DM Policy 32 Housing design, 
layout and space standards, and DM Policy 33 Development on infill sites, 
backland sites, back gardens and amenity areas of the Development 
Management Local Plan (November 2014). 
 

(12) Notwithstanding the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking, re-enacting or modifying 
that Order), the lower part of the new windows to be installed in the first 
and second floor rear elevations of the buildings hereby approved shall be 
fitted as obscure glazed and retained in perpetuity, in accordance with the 
"rear elevation window size" drawing.  

Reason: To avoid the direct overlooking of adjoining properties and 
consequent loss of privacy thereto and to comply with DM Policy 32 
Housing design, layout and space standards and Policy 33 Development 
on infill sites, backland sites, back gardens and amenity areas of the 
Development Management Local Plan (November 2014). 
 
 
 



 

 

INFORMATIVES 

A.  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. The proposal was in accordance with these 
discussions, addressed the reasons for refusal in the previous application 
and was in accordance with the Development Plan. Positive discussions 
also took place which resulted in further information being submitted. 

B. The applicant is advised that any works associated with the implementation 
of this permission (including the demolition of any existing buildings or 
structures) will constitute commencement of development. Further, all pre 
commencement conditions attached to this permission must be discharged, 
by way of a written approval in the form of an application to the Planning 
Authority, before any such works of demolition take place. 

 
C. 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 

 
D. 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. 

 
E. It is the responsibility of the owner to establish whether asbestos is present 

within their premises and they have a ‘duty of care’ to manage such 
asbestos.  The applicant is advised to refer to the Health and Safety 
website for relevant information and advice. 

 
F. The land contamination condition requirements apply to both whole site and 

phased developments. Where development is phased, no unit within a 
phase shall be occupied until a), b) and c) of the condition have been 
satisfied for that phase. 

 
Applicants are advised to read ‘Contaminated Land Guide for 
Developers’(London Borough’s Publication 2003), on the Lewisham web 
page, before complying with the above condition. All of the above must be 
conducted in accordance with DEFRA and the Environment Agency's (EA) - 
Model Procedures for the Management of Land Contamination.  

 

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


 

 

Applicants should also be aware of their responsibilities under Part IIA of 
the Environmental Protection Act 1990 to ensure that human health, 
controlled waters and ecological systems are protected from significant 
harm arising from contaminated land. Guidance therefore relating to their 
activities on site, should be obtained primarily by reference to DEFRA and 
EA  publications  
 

G.  The applicant is advised that the implementation of the proposal will require 
approval by the Council of a Street naming & Numbering application.  
Application forms are available on the Council's web site. 

 
H.  Thames Water Comments: 

 
Waste -  With regard to surface water drainage it is the responsibility of a 
developer to make proper provision for drainage to ground, water courses 
or a suitable sewer. In respect of surface water it is recommended that the 
applicant should ensure that storm flows are attenuated or regulated into 
the receiving public network through on or off site storage. When it is 
proposed to connect to a combined public sewer, the site drainage should 
be separate and combined at the final manhole nearest the boundary. 
Connections are not permitted for the removal of groundwater. Where the 
developer proposes to discharge to a public sewer, prior approval from 
Thames Water Developer Services will be required. They can be contacted 
on 0800 009 3921. Reason - to ensure that the surface water discharge 
from the site shall not be detrimental to the existing sewerage system. 

 
Water - Thames Water will aim to provide customers with a minimum 
pressure of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the 
point where it leaves Thames Waters pipes. The developer should take 
account of this minimum pressure in the design of the proposed 
development. 
 

I.     Pre-commencement conditions:   

The pre-commencement conditions imposed are to protect residents from 
contaminated soil, protect the amenity of neighbouring properties, the 
function of the surrounding highway network, and deliver high quality 
design. 
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Note of Local Meeting 
Land Adjoining 25 Fordyce Road, London SE13 
 
7.00pm, 6th September 2016 
Hither Green Baptist Church 
 

 
 
Application details  
 
Reference: DC/16/96329 
 
Proposal: The demolition of the existing garages on land adjoining 25 
Fordyce Road SE13 and the construction of 4 three storey three bedroomed 
houses with garden area, together with the provision of cycle spaces and bin 
stores. 
 
Attendance  
Councillor Stella Jeffrey (SJ) 
Councillor Luke Egan (LE) 
Karl Fetterplace, Planning Officer (KF) 
 
16 local residents (signed attendance sheet) 
 
Applicants:  
Harry Gerrard (HG)  
Oliver Pedley (OP) 
 
Baca Architects (agent):  
Patrick Carter (PC)  
Richard Coutts (RC) 
 
Note of Meeting 
 
Introduction 
Councillor Jeffrey explained the reason for holding a meeting and that it was 
an opportunity for those attending to listen to the applicant speak on the 
proposal, seek clarification on elements of the proposal and provide 
comments on points of concern. It was confirmed that objections can be made 
available to members. 
 
Officers explained the process to this point and moving forward and stated 
that notes of the meeting would be taken and appended to the officers report 
and any concerns raised would be considered in this report, in addition to the 
concerns that had already been raised in submissions. It was clarified that if 
officers were minded to approve the development that it would need to be 
considered at a committee meeting due to the number of objections. 



 

 
Applicant’s Presentation 
RC provided an overview of the proposal and also noted the history of the site 
in relation to this scheme – this being one pre-application meeting with 
officers and a previous refusal followed by two further pre-application 
meetings.  
 
Q & A Session  
 
Q: The ecology level of the site is proposed to be raised, how would this 
occur? 
RC: Through the provision of more permeable surfaces and new planting.  
 
Q: Query that there were trees cleared on site last summer.  
RC: There are no mature trees on site. If this was last summer, this was 
before current owner had the site and it is disputed whether they were mature 
trees. 
 
Q: The site slopes from East to West – how has this been considered? This 
would require retaining walls to the properties on Lewisham Park. Has the 
applicant been into the gardens of other residents? 
RC: Gardens of other residents have not been entered. The survey data will 
be double checked and we are happy to modify the proposal to take on board 
these comments, for example for the garden to slope away down to a smaller 
retaining wall.  
 
It was also discussed that if officers were minded to approve the development 
that a condition could be proposed required that further detail to be provided 
re: survey levels & more section drawings. 
 
Q: Why has the siting of the dwellings been changed to use the full site width 
rather than the previous proposal with space to the sides? 
RC: This was due to pre-application meeting feedback received from officers.  
 
Q: No community consultation was undertaken by the developer. 
Cllr Egan: Disappointment is expressed that no consultation was had with 
Councillors or the community previously. 
HG: This is acknowledged. 
 
Q: Re: the height of the houses on Fordyce Rd: the scale of the proposed 
buildings is not included in comparison to the buildings on the opposite side of 
Fordyce Rd.  
RC: The level of the ridge heights would not be higher than those dwellings on 
the opposite side of Fordyce Rd. The houses are 2 storey plus loft space & all 
the points have been surveyed. With regard to any obscured glazing, this has 
not been stipulated on the front elevations, however this could be considered. 
 
Q: Why are the properties 3 storeys rather than 2?  



 

RC: The typical form of development in this area is 2 storeys with loft, 
therefore the proposal reflects this – particularly the form from the exterior. 
The same space is used more efficiently.   
 
Q: How tall would the buildings be, when compared to the houses opposite 
and adjacent? It appears that the house is higher in comparison if it were 
sitting on a level playing field.  
RC: The dwellings would be taller than those on the opposite side of Fordyce 
Road, but sit at a lower height - the site is not level so the slope of the site has 
been taken into consideration. The dwelling widths take cues from the 
surrounding area. 
 
Q: What is the height of the dwellings compared to that of the properties on 
Lewisham Park? They would appear very tall when viewed from Lewisham 
Park & this exacerbates the impact of the distance between habitable 
windows being less than 21m.  
RC: This built form is typical of the area, i.e. distances less than 21m would 
be experienced in the surrounding area. 
 
Q: The distance between habitable room windows to the properties to the rear 
does not meet the 21m that is required.  
RC: If the 21m distance was met, then the total required floor area could not 
be met. This is noted and the applicant is of the opinion that the policy allows 
for flexibility. This has been considered in the wider context of the proposal.   
 
Q: A deficiency in amenity space was noted, what would this be?  
RC: This would have to be checked, however it could be 1-2sqm. 
 
Q: Was the pre-application planning advice given by members?  
RC: This was formal pre-application advice given by planning officers in 
conjunction with urban design officers and was signed off by management.  
 
Q: Has consideration been given to fire safety?  
RC: This would be considered by Building Control, if a planning permission 
were to be issued. 
 
Q: The design appears modern and is different from other dwellings in the 
street in terms of appearance, materials and form. 
RC: The design picks up on historical elements but its role is not to imitate the 
past. The appropriateness of the appearance of the materials can be 
examined in Approval of Details applications imposed by condition if 
necessary. The roof designs have been considered in pre-application 
discussions and officers considered it suitable in the context of the 
surrounding area. 
 
Q: With reference to children playing safely in the garden, there would be 
mutual overlooking with no.44 Lewisham Park, as the windows are angled 
towards no.44. 
CJ: The sensitivity of this site should be noted, as with the mutual impact. 
 



 

Officers and the applicant were invite to look at the site from the rear of no. 46 
Lewisham Park. KF clarified that there were photographs from the previously 
refused scheme from a property on the opposite side of Fordyce Road and 
also on Lewisham Park that officers still have access to and these will be 
reviewed in the preparation of the officer’s report. RC stated that he stands by 
the survey levels provided, but that a site visit could be arranged. 
 
Clarification given by KF about process & that minutes won’t be circulated & 
additional comments can be made & original comments will be considered in 
officer report. 

 
 



Committee PLANNING COMMITTEE A 

Report Title 36 Mount Ash Road, London, SE26 6LY 

Ward Forest Hill 

Contributors Joe Roberts 

Class PART 1 Date: 5th January 2017 

 

Reg. Nos. DC/16/098020 
 
Application dated 18.08.2016 

 
Applicant Mr and Mrs Gardener 
 
Proposal The construction of a part single/part two storey 

rear extension. 
 
Applicant’s Plan Nos. Site Location Plan, Design & Access Statement, 

Heritage Statement, Construction Logistics 
Management Plan received 19 August 2016; 
110 revA, 111revA, 112revA, 113revA, 114revA, 
115revB, 116revA, 117revB, 118revA, 119 revA 
received 7 December 2016. 

 
Background Papers Case File  LE/91/36/TP 

(1)  
 
Designation PTAL 2   

Mount Ash Road Article 4 Direction 

Sydenham Hill Conservation Area 

Not a Listed Building 

 
1.0 Property/Site Description   

1.1 The application relates to a three-storey mid-terrace residential property which 
is situated on the western side of Mount Ash Road.  

 
1.2 The property is located within the Sydenham/Kirkdale Conservation Area 

which contains a mix of 19th century buildings and a 20th century housing 
estate, all of distinctive form and style and good quality. There is an Article 4 
Direction. The building is not listed.  

 
1.3 Numbers 24 to 49, despite their height, have a relatively shallow footprint. As 

such, two storey rear extensions are not uncommon along this terrace. Many 
of the houses at the south west end of the terrace (from Number 31 onwards) 
have some kind of extension. Two properties in the terrace (Numbers 32 and 
27) have recently been granted planning permission for similar schemes. 

 
1.4 The application property has an existing store to the rear, with steps leading 

up to the rear garden. 
 



1.5 Rear gardens in the terrace are short and steeply sloping to the north west. 
The rear of the houses are visible at first and second floor level from Mount 
Gardens, which is an adopted public highway. 

 
2.0 Planning History 

 
2.1 2015 – Planning permission was granted for the installation of replacement 

timber double glazed sash windows to the front elevation and uPVC sash 
double glazed windows to the rear elevation at 36 Mount Ash Road SE26. 
(DC/15/90582). 

 Surrounding area 

2.2 Two planning permissions have been granted at committee for the 
construction of two storey rear extensions in the application terrace. An 
application was granted on 19th May 2016 at Number 27 (DC/15/094891) and 
another one on the 2nd July 2015 at Number 32 (DC/14/90313). 

3.0 Current Planning Application 

3.1 This application seeks planning permission for the construction of a part 
single/part two storey extension at the rear of 36 Mount Ash Road SE26. The 
proposal would include the provision of concertina doors with steps from the 
ground floor into the garden, as well as the installation of skylights into the 
roof of the ground floor extension. 

 
3.2 The proposed extension would be sited along the south western boundary of 

the property, which adjoins Number 35 Mount Ash Road and would be 
characterised by a flat roof.  
 

3.3 The first floor element of the extension would be set in from the boundary with 
Number 35 Mount Ash Road. It would have a total depth of 3.1m and a width 
of 2.65m. The height of the flat roof measured from ground level would be 
5.4m. The single storey element would be full width, and have a depth of 
3.6m. 
 

3.4 The rear extension would be finished externally in brick to match existing. The 
rear proposed facing window at first floor level would be in the style of the 
original windows (uPVC), and align with the window above. Concertina doors 
would be installed to the rear of the extension at ground floor level. 
 

3.5 The development would provide an enlarged dining room at ground floor level 
and a nursery on the first floor. 

 
3.6 Amendments were requested to the original scheme by the case officer, to 

inset the first floor element of the extension in from the boundary with the 
neighbouring property, which the applicant complied with. Further to this, the 
materials of the extension were changed from smooth render to brick. 

 



4.0           Consultation 

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

4.2 Site notices were displayed and letters were sent to residents in the 
surrounding area and the relevant ward councillors. The Council’s 
Conservations officer was also consulted 

4.3 Six objection letters were received from neighbouring residents. The 
Sydenham Society has also objected to the proposed development. 

Written responses received from local residents 

4.4 Objections were received from 6 local residents citing the following issues 
which are relevant to the assessment of the planning application:.   

- The development abuts the neighbouring window.  

- There is no similar development in the street and by allowing this would 
set a poor precedent. 

- The architect has paid no attention to the positioning of the party wall 

-  Loss of amenity due to overlooking, loss of privacy and 
overshadowing. 

- The proposed extension is overbearing and out of scale. 

- The works would cause a movement of the stream that flows under the 
back gardens 

- The extension would impact on the daylight into the neighbouring 
ground floor extension. 

- There has been a moratorium on two storey rear extensions. 

 Written Response received from the Sydenham Society 

- Outline the history of the site and the surrounding area. 

- Loss of amenity space 

- Rear elevation is more important historically than the front elevation 

- The back of the houses in the terrace are highly visible form Mount 
Gardens. 

- Just because some poorly designed extensions have been 
constructed does not set a precedent 



- The plans do not respect the topography of the site. 

- Impact on scale and character of the dwelling and neighbouring 
properties 

- It would be a un-neighbourly form of development 

- Out of keeping with the character of the area. 

- The proposed lights would cause light pollution 

- Reduction in outlook 

- The area is vulnerable to land slippage. 

Highway and Transportation 

4.5 Council’s Highways Officers have offered no objection to the proposed 
development.  

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 any determination under the planning acts must be made in 
accordance with the development plan unless material considerations indicate 
otherwise.  

5.3 The Development Plan for Lewisham comprises the Core Strategy, 
Development Plan Document (DPD) (adopted in June 2011), those saved 
policies in the adopted Lewisham UDP (July 2004) that have not been replaced 
by the Core Strategy and policies in the London Plan (July 2011). The National 



Planning Policy Framework does not change the legal status of the 
development plan. 

National Planning Policy Framework (NPPF) 

5.4 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)’. 

5.5 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. 

 London Plan (as amended 2016) 

The London Plan policies relevant to this application are:  

           Policy 5.3 Sustainable design and construction  

Policy 5.13 Sustainable drainage 

Policy 5.18 Construction, excavation and demolition  

Policy 7.4 Local character  

Policy 7.5 Public realm 

Policy 7.6 Architecture 

Policy 7.8 Heritage assets and archaeology 

 

London Plan Supplementary Planning Guidance (SPG) 

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

The Housing SPG (GLA, March 2016) 
Planning for Equality and Diversity in London (2007) 
 
Core Strategy (2011) 

5.6 The Core Strategy, together with the London Plan and the Development 
Management Local 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 

Policy 15 High quality design for Lewisham 

Policy 16 Conservation areas, heritage assets and the historic environment. 
 
Development Management Local Plan (2014) 

5.7 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: 

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

DM Policy 1 Presumption in favour of sustainable development 

DM Policy 22 Sustainable design and construction 

DM Policy 26 Noise and vibration 

DM Policy 27 Lighting 

DM Policy 30 Urban design and local character 

DM Policy 31 Alterations/extensions to existing buildings. 

DM Policy 32 Houses design, layout and space  

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

 

Residential Standards Supplementary Planning Document (2012) 

 This development sets out guidance and standards relating to design, 
sustainable development, renewable energy, flood risk, sustainable drainage, 
dwelling mix, density, layout, neighbour amenity, the amenities of the future 
occupants of developments, safety and security, refuse, affordable housing, 
self-containment, noise and room positioning, room and dwelling sizes, 
amenity space and materials 

6.0 Planning Considerations:   

6.1 The main planning considerations in respect of this application includes the 
following: 

- Principle of development 

- Design and impact on conservation area 

- Neighbouring amenity 

- Highways/Transport 

Principle 



6.2 The application site is covered by an Article 4 direction which makes it 
necessary for planning permission to be obtained for enlargement, 
improvement or other alteration to the dwellinghouse, subject to limitations. 
While this direction makes it necessary for planning permission to be obtained 
for such works it does not preclude development, rather the direction enables 
the Council to assess each case on its merits.  

6.3 Within national, regional and local policies there is an identified need to both 
meet the needs of the housing market, and to promote living accommodation 
of an adequate standard. The proposed development relates to an extension 
to a residential property within a residential area. As such, the principle of 
development is supported, subject to relevant considerations comprising the 
design and impact on the Conservation Area, impact on adjoining properties 
and highway and traffic issues. 

Design and Impact on the Conservation Area 

6.4 London Plan Policy 7.6 Architecture requires development to positively 
contribute to its immediate environs in a coherent manner, using the highest 
quality materials and design. London Plan Policy 7.8 Heritage assets and 
archaeology outlines that development should identify, value, conserve, 
restore, re-use and incorporate heritage assets where appropriate, and that 
development should conserve their significance by being sympathetic to their 
form, scale, materials and architectural detail.  

6.5 Locally, Core Strategy Policy 16 Conservation areas, heritage assets and the 
historic environment repeats the necessity to achieve high quality design and 
requires new developments to conserve and protect heritage (including 
Conservation Areas). Development Management Policy 36, New 
Development, changes of use and alterations affecting designated heritage 
assets and their setting advises that planning permission will not be granted 
for developments or alterations and extensions to existing buildings that is 
deemed incompatible with the special characteristics of the area, its buildings, 
spaces, settings and plot coverage, scale, form and materials.  

6.6 The subject dwelling forms part of a lengthy terrace enclosing the north-
western side of Mount Ash Road, in the Sydenham Hill/Kirkdale conservation 
area. The proposal is for an extension at ground and first floor level. Although 
this would result in additional site coverage, the area it would occupy is not 
considered high quality amenity space. The proposal would still leave ample 
amenity space provided by the elevated rear garden. Further to this, the 
additional site coverage would relate to an area which is currently paved and 
would not require excavation of the garden. Therefore the works would have 
no impact with regards to ecology, surface water run-off or the stability of 
Mount Gardens. 

6.7 The extension would have a flat roof with skylights inserted on the roof of the 
ground floor element. The proposed extension would be finished in brick to 
match existing. The proposed first floor windows would match what is 
currently existing on the rear elevation (uPVC). The proposed extension 



would be subordinate to the main dwelling, and similar in bulk and scale to 
extensions on neighbouring properties. 

6.8 The new work is discretely confined to the rear of the dwelling and while 
visible from a minor lane to the northwest of the terrace, albeit heavily 
screened by existing foliage, it is not visible from any significant view point in 
the designated area. The proposed element is similar in bulk and form to a 
number of neighbouring rear additions and its modest presence will make 
little difference to the existing character of the rear of the terrace row.  

6.9 The importance of sustaining the significance of heritage assets is 
emphasised throughout section 12 of the NPPF and para.132 requires 
greater weight to be given to their conservation. The present proposal allows 
carefully managed change to occur while causing no harm to the significance 
of the conservation area and there is no objection in terms of Policy DM36.  

6.10 The proposed extension is considered to positively respond to the 
requirements listed in DM Policy 36 through its consistency in design of 
materials, window type and subordination with the host property. While the 
first floor extension would be visible from Mount Gardens; the design and 
scale is acceptable in form and will not give rise to any significant impact on 
the conservation area. 

Highways and Traffic Issues 

6.11 Paragraph 32 of the NPPF states that plans and decisions should take 
account of whether safe and secure access to the site can be achieved for all 
people. London plan Policy 6.3 Assessing effects of development on 
transport capacity sets out that planning decisions should ensure that impacts 
on transport capacity and the transport network are fully assessed, and that 
developments should not adversely affect safety on the transport network. 
Lewisham Core Strategy Policy 14 states that the access and safety of 
pedestrians and cyclist through the borough will be promoted and prioritised.  

6.12 Mount Gardens is an adopted highway and borders the site to the rear. Given 
the narrow width of the road, there is a recognised potential for conflict to 
arise during the construction phase from heavy vehicle movements, and 
stress on the road way from unloading of deliveries to the site, as well as from 
storage and removal of waste. To mitigate any potential conflict the applicant 
has submitted a construction management plan which sets out the following: 

 Vehicle Sizes, routes and access hours 

 Storage arrangements 

 Waste management 

 Control of dirt and dust on the public highway 

 Details of consultation with neighbours 



6.13 After reviewing the document officers consider that the proposed 
arrangement would be sufficient to mitigate any adverse effects of 
construction activities on neighbouring properties and would ensure best 
practice in terms of highway safety. The construction management report is 
similar to the report used to discharge a Construction Management condition 
for Number 32 (LPA ref: DC/14/90313). In light of the above, officers consider 
it to be acceptable to attach a condition to secure the use of the plan by way 
of a condition.  

6.14 Historic land slippage issues on Mount Ash Gardens were identified within 
the objection letters received. Accordingly, and in consultation with Council’s 
Highways department, officers have considered the potential for the proposed 
works to cause harm to the structure of the highway. As the proposed works 
do not involve any excavation within the garden, Highways Officers are 
satisfied that there is no risk to Mount Ash Gardens and mitigation is not 
required.  

6.15 As such, the development is considered to be acceptable with regards to 
Highways and Transport considerations. 

Neighbouring Amenity 

6.16 DM Policy 31 states that residential extensions adjacent to dwellings should 
result in no significant loss of privacy and amenity (including in relation to 
sunlight and daylight) to adjoining houses and their back gardens. Further to 
this, DM Policy 26 ‘Noise and Vibration’ seeks to protect sensitive uses from 
excessive noise. 

6.17 The proposed extension would result in the addition of a single window and 
concertina doors which are rear facing and as such do not give rise to any 
harmful impacts from overlooking.  

6.18 Officers are mindful of objections raised by neighbouring properties regarding 
overbearingness and loss of daylight/sunlight. In light of these comments the 
application was revised to bring the first floor element in from the boundary 
with the neighbouring property and reduce its scale. As such it is now of a 
similar scale to the other two storey rear extensions granted planning 
permission in the terrace. Additionally, given that the proposed extension 
would have a lower height than the primary roofs of the terrace, and would 
have a depth of 3.1m at first floor it is not considered to have a significant 
impact on the neighbouring dwelling in terms of a reduction in daylight 

6.19 In consideration of form and bulk of the extension and its relationship with 
matching extensions along the terrace, the addition would not have an 
overbearing or incongruous effect when viewed from adjoining properties.  

6.20 Adverse impacts through the construction phase including highway safety 
issues would be mitigated through the implementation of the Construction 
Management Plan.  



6.21 The proposal is considered to be of a scale that does not adversely affect 
neighbouring properties and conditions are recommended to mitigate 
construction related effects. As such, the proposal is considered to be  
acceptable with regards to neighbouring amenity and comply with the 
relevant development plan policies. 

7.0 Equalities Implications 

7.1 The Council has considered the public sector equality duty under section 149 
of the Equalities Act 2010 and in the exercise of its functions to have due 
regard to the need to eliminate discrimination, harassment and victimisation 
and any other conduct which is prohibited under this Act and to foster good 
relations between persons who share a relevant protected characteristics: 
age, disability, gender reassignment, marriage and civil partnership, 
pregnancy and maternity, race religion  or belief, sex and sexual orientation. 

7.2 As with the case with the original separate duties, the new duty continues to 
be a “have regard duty” and the weight to attach to it is a matter of judgement 
bearing in mind relevance and proportionality.  It is not an absolute 
requirement to eliminate discrimination, advance equality of opportunity, or 
foster good relations. 

8.0  Conclusion 
 
8.1 This application has been considered in the light of policies set out in the 

development plan and other material considerations.  

8.2 The proposed development is considered to be acceptable and of no 
significant harm to residential amenity or the character of the area.  

 
9.0  RECOMMENDATION GRANT PERMISSION subject to the following 

conditions: 

 

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. 

 
2. The development shall be carried out strictly in accordance with the 

application plans, drawings and documents hereby approved and as detailed 
below: 
 
Site Location Plan, Design & Access Statement, Heritage Statement, 
Construction Logistics Management Plan received 19 August 2016; 110 revA, 
111revA, 112revA, 113revA, 114revA, 115revB, 116revA, 117revB, 118revA, 
119 revA received 7 December 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. 
 

3. The measures specified in the document Construction Logistics Management 
Plan, listed under condition 2 above, shall be implemented prior to 
commencement 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) 
 

4. No Deliveries in connection with construction works shall be taken at or 
despatched from the site other than between the hours of 8am and 6pm on 
Mondays to Fridays and 8am and 1pm on Saturdays and not at all on 
Sundays or Public Holidays. 
 
No work shall take place on the site other than between the hours of 8am and 
6pm on Mondays to Fridays and 8am and 1pm on Saturdays and not at all on 
Sundays or Public Holidays. 
 
Reason:  In order to safeguard the amenities of adjoining occupants at 
unsociable periods and to comply with Paragraph 120 of the National 
Planning Policy Framework  and DM Policy 26 Noise and Vibration, DM Policy 
32 Housing design, layout and space standards of the Development 
Management Local Plan (November 2014). 
 

5. Notwithstanding the Town and Country Planning (General Permitted 
Development ) Order 2015 (or an Order revoking, re-enacting or modifying 
that Order), the use of the flat roofed extension hereby approved shall be as 
set out in the and the roof area shall not be used as a balcony, roof garden or 
similar amenity area. 
 
Reason:  In order to prevent any unacceptable loss or privacy to adjoining 
properties and the area generally and to comply with Policy 15 High Quality 
design for Lewisham of the Core Strategy (June 2011), and DM Policy 31 
Alterations and extensions to existing buildings including residential 
extensions, DM Policy 32 Housing Design, layout and space standards of the 
Development Management Local Plan (November 2014). 

 
Informative 

 
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 
discussions took place which resulted in further information being submitted. 
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existing building, demolition of the single storey 
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excavation of the front garden, installation of 
cycle parking and refuse and recycling storage 
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1. Property/Site Description 

1.1 The subject site is located on the north-western corner of Brockley and Arabin 
Roads. The site presently contains a three-storey end of terrace Victorian-style 
building constructed around 1890 with adjacent single storey extension. Behind 
the parapet sits a London roof. The building is set a half storey below street level 
at the frontage, and slightly lower to the rear. The building currently houses two 
flats spread over the three floors. 

1.2 In the surrounding area, the buildings are predominantly Victorian terraces, and 
 a number of these contain shops at ground floor level with flats above, though 
 some properties remain as individual dwellings. 

1.3 Brockley and Ladywell Cemeteries are located approximately 180m south of the 
 application site, whilst Hilly Fields Park is located approximately 300m east of 
 the site. 

1.4 The site has a Public Transport Accessibility Level rating of 4. 

1.5 The site does not fall within any designated conservation area, however the 
 Brockley Conservation Area is located opposite the site with its boundary running 
 along Brockley Road. There are no locally or statutorily listed buildings in the 
 vicinity of the site. 

2. Planning History 

2.1 DC/15/094181 - Planning application refused for the retention and extension of 
 the Brockley Road facade of an existing building and demolition of all structures 
 behind this facade. Construction of a new building consisting of five flats, plus 
 cycle storage and refuse and recycling storage at 274 Brockley Road, London 
 SE4 2SF (19.01.2016). The application was refused for the following reason: 

 1 The proposed development, by reason of its scale, massing, and design, 
  would be overly dominant, representing a visually intrusive addition harmful 
  to the character and appearance of the host property and surrounding area. 
  As such, the proposal would be contrary to Policy 15 in the adopted Core 
  Strategy (2011); and DM Policy 30 and DM Policy 31 in the Development 
  Management Local Plan (2014).  

2.2 The above refusal was appealed and subsequently dismissed on 22.06.2016 

 (APP/C5690/W/16/3143838). The Inspector considered that the proposal 

 through its proposed roofscape would not respect or complement the form, 

 setting and architectural characteristics of that part of the original building which 

 would remain, would adversely affect the architectural integrity of the group of 

 buildings and would have an intrusive impact on long views along Brockley, St. 

 Margaret’s and Arabin Roads. 

3. Current Application 



3.1 The proposal is for the retention and extension of the facade of the existing 

 building, demolition of the single storey side extension and all the structures 

 behind the facade, construction of a new building incorporating 4 self-contained 

 flats, together with excavation of the front garden, installation of cycle parking 

 and refuse and recycling storage and associated landscaping. 

3.2 The Brockley Road façade of the existing building would be retained and the 

 proposed building behind the façade would be four-storey in height, including a 

 lower ground floor. The new additional building along the extended façade would 

 have a modern appearance, however taking the cue from the existing bay  forms

 and window proportions. In order to tie old and new together the lower ground 

 ashlar render would be extended around the whole facade of the new building, in 

 a similar manner as the original building. 

3.3 The cornice would also be extended in order to maintain the  distinctive horizontal 

element of the Brockley Road facade. The front garden area  would be split over 

two levels as per the current layout, however the lower ground level would be 

increased in size to create a small courtyard.  

3.4 The roofline of the proposed building would maintain the ‘London roof’ of the 

existing terrace and would  incorporate 6 no. solar panels. 

3.5 The proposed development would comprise of four units; 2 one bedroom 2 

 person units, 1 three bedroom 5 person units, and 1 two bedroom 3 person unit.  

3.6 The lower ground floor flats would have a direct access from the street – both 

 Brockley Road (flat 2) and Arabin Road (flat 1) whereas the upper floor flats would 

 be accessed via the main entrance off Brockley Road. 

3.7 The refuse and recycling and cycle stores would be located adjacent to the main 

 flat entrance. 

3.8 No car parking is proposed. 

 Supporting Documents 

3.9 The application is accompanied by a Design and Access Statement. 

 4. Refinements and Amendments 
 
 4.1 Following discussions with officers, amendments to the application were 

 submitted on 7th December. The changes included the removal of the shared 
 access to the lower ground floor flats off Arabin Road and the introduction of direct 
 access to these flats, introduction of a courtyard/terrace to flat 1 and
 repositioning of the  bins and cycle stores within the forecourt.  
 

5. Consultation 



5.1 This section outlines the consultation carried out by the Council following the 

 submission of the application and summarises the responses received.  

5.2 A site notice was displayed and letters were sent to residents and business in the 

 surrounding area and the relevant ward Councillors. A press advert was also 

 published in the local newspaper. 

 Written responses received from local residents  

5.3 Four representations were received during the consultation period, all objecting 

 to the proposal as follows (summarised): 

 - Loss of daylight, view and privacy to the property no. 2 Arabin Road. 

 - Loss of a garden to the rear of the application property. 

 - Inadequate privacy and provision of amenity space for the future occupants. 

 - Overlooking and overshadowing of rear gardens of the properties on  

  Brockley Road. 

 - Safety concerns over the shared access to the lower ground floor flats off  

  Arabin Road – it creates a blindspot. 

 - Obstruction and congestion on the public highway during construction. 

 - The proposed development would result in large volume occupancy;  

  suggestion that sound proofing should be included into the party wall to  

  reduce the extra noise of resident traffic and general living noises. 

 - Noise from the use of balconies. 

 - Request for conditions to limit construction works between 8am and 5pm to 

  reduce disturbance and noise pollution. 

 - Proposed development is too large for this plot. 

 - New build would be a third wider than any of the adjoining terrace houses  

  making it a large unsightly carbuncle on the edge of the row. 

 - The proposed windows on the front elevation do not match neighbouring  

  properties in style and colour. 

 - Balconies are not in keeping with existing. 

 - Bin store has insufficient capacity. The number of units would generate  

  large build up of rubbish creating smell and inviting pests such as rats and 

  foxes. 

 - Increase in parking pressure. 



 - The demolition and construction would create noise and dust, and   

  increased traffic. 

 - Overdevelopment. The existing property is able to be developed into 3 flats 

  without demolition. 

6. Policy Context 

Introduction 

6.1 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). 

6.2 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 

 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 

6.3 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)’. 

6.4 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 

6.5 On 6 March 2014, DCLG launched the National Planning Practice Guidance 

 (NPPG) resource. This replaced a number of planning practice guidance 

 documents. 

6.6 In March 2015, the Technical housing standards – nationally described space 

 standard was adopted and sets out the minimum space requirements for 

 residential accommodation.  

 London Plan (Consolidated with Alterations since 2011) 2016 

6.7 On 10 March 2015 the London Plan (consolidated with alterations since 2011) was 

adopted. The policies relevant to this application are: 

 Policy 3.3  Increasing housing supply 

 Policy 3.4  Optimising housing potential 

 Policy 3.5  Quality and design of housing developments 

 Policy 3.8  Housing choice 

 Policy 6.3  Assessing effects of development on transport capacity 

 Policy 6.9  Cycling 

 Policy 6.10  Walking 

 Policy 6.12  Road network capacity 

 Policy 6.13  Parking 

 Policy 7.1  Building London’s neighbourhoods and communities 

 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 8.3  Community infrastructure levy 

 London Plan Supplementary Planning Guidance (SPG) 

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

Housing (2012) 

Core Strategy 

6.9 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 

 Core Strategy Policy 15 High quality design for Lewisham 

 Core Strategy Policy 16 Conservation areas, heritage assets and the historic  

     environment 

 Development Management Local Plan 

6.10 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:- 

 DM Policy 1   Presumption in favour of sustainable development 

 DM Policy 30  Urban design and local character 

 DM Policy 31   Alterations/extensions to existing buildings 

 DM Policy 32  Housing design, layout and space standards 

 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  

Supplementary Planning Documents  



6.11  Residential Standards Supplementary Planning Document (August 2006). This 
document sets out guidance and standards relating to design, sustainable 
development, renewable energy, flood risk, sustainable drainage, dwelling mix, 
density, layout, neighbour amenity, the amenities of the future occupants of 
developments, safety and security, refuse, affordable housing, self-containment, 
noise and room positioning, room and dwelling sizes, storage, recycling facilities 
and bin storage, noise insulation, parking, cycle parking and storage, gardens and 
amenity space, landscaping, play space, Lifetime Homes and accessibility, and 
materials. 

6.12 Brockley Conservation Area Appraisal. 

7. Planning Considerations 

 

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

 a) Principle of Development 

 b) Design and Conservation 

 c) Standard of Accommodation 

 d) Impact on Adjoining Properties 

 e) Highways and Traffic Issues 

 f) Sustainability  

   

 Principle of Development 

7.2 The National Planning Policy Framework through its core planning principles 
 encourages the effective re-use and development of previously developed 
 land. The NPPF also speaks of the need for delivering a wide choice of high quality 
homes which meet identified local needs (in accordance with the evidence base) 
and widen opportunities for home ownership and create sustainable, inclusive and 
mixed communities. 

 

7.3 The London Plan outlines through Policy 3.3, 3.5 and 3.8 identify a need for 

 housing in London, which should be of the highest quality. The Lewisham Core 

 Strategy welcomes the provision of small scale infill development provided that it 

 is designed to complement the character of surrounding developments, the design 

 and layout make suitable residential accommodation, and it provides for amenity 

 space.   

7.4 DM Policy 30 states that depending on the character of the area and the urban 

 design function a space fulfils in the streetscape, some sites will not be considered 

 suitable for development and planning permission will not be granted. If a site is 



 considered suitable for development, planning permission will not be granted 

 unless the proposed development is of the highest design quality and relates 

 successfully and is sensitive to the existing design quality of the streetscape.  

7.5 The Inspector, in his decision on the recent appeal relating to application 

DC/15/094181, identified that “there would not appear to be any objection to the 

principle of extending the façade of the terrace in a similar fashion to that which 

exists, coupled with more contemporary approach on other aspects”. The site has 

no specific development plan allocations and the intensification of the residential 

use on site is not objectionable subject to an appropriate design and all other 

aspects, such as the residential amenity of  adjoining and future residential 

occupiers of the scheme, access and highways  implications, sustainable 

design and energy, community safety and refuse  arrangements. These 

aspects are commented on in the subsequent sections of  this report.  

 Design 

7.6 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. 

7.7 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.  

7.8 London Plan and Core Strategy design policies further reinforce the principles of 

 the NPPF setting out a clear rationale for high quality urban design, whilst the 

 Development Management Local Plan, most specifically DM Policy 30 and 31, 

 seek to apply these principles. Core Strategy Policy 15 states that new 

 development should be designed in a way that is sensitive to the local context.   

7.9 DM Policy 30 ‘Urban design and local character’ looks for developments to create 
 a positive relationship to the existing townscape, natural landscape and local 
 topography. The quality and appropriateness of materials will be assessed in 
 relation to the surrounding area and the height, scale and massing should relate 
 to the urban typology of the area.  

7.10 In his appeal decision on the previous application, the Inspector determined that 
“as a result of the combination of the height, scale, and relationship with existing 
buildings, the end elevation and the top storey of the proposal would be an 



incongruous element, particularly in its setting of the adjoining property and those 
of a similar design nearby.”  

7.11 Furthermore, the Inspector considered that in the context of the predominantly two 
 storey  properties along Arabin Road, the proposal would appear overly dominant 
 for its corner location.  

7.12 The Inspector also acknowledged that by extending the ‘London roof’ above 
 the parapet, the proposal would introduce a discordant, serrated appearance 
 which  would contrast in a harmful way with the simpler appearance of the retained 
 and extended façade. Its prominence was found to be accentuated by the front 
 face being situated on top of the parapet and by the extension of the roofing 
 material down the flank elevation.  

7.13 In response to the Inspector’s findings, this current scheme removes the previously 
proposed second floor. The proposed building would instead terminate in the 
‘London roof’ profile located behind a parapet and be readily observable from the 
rear aspect of properties backing on to the site.  

 
7.14   Similarly, the continuation of the roofing material down the flank elevation, which 

the Inspector found objectionable in the previous scheme, has been replaced in 
this proposal by brickwork at the upper ground levels and ashlar render below, in 
keeping with the character of the terrace. 

 
7.15 No objection is raised to the principle of extending the façade of the 

 terrace in a similar fashion to that which exists, coupled with a more contemporary 
 approach to other design aspects. The proposal would introduce a modern 
element which respects the scale and traditional appearance of the surrounding 
buildings and uses materials appropriate for the site whilst also being of a high 
quality contemporary design. The submitted drawings and Design and Access 
Statement indicate the use of high quality materials which will complement the 
existing terrace, precise details of which are proposed to be secured by condition. 

 
7.16 As such, the proposed development complies with the objectives of Core Strategy 
 Policy 15 and DM Policies 30 and 31, which state that new development should 
 be designed in a way that is sensitive to the local context. 
 
7.17 In terms of the impact of the proposal on the nearby heritage assets, the proposed 

 extension is not considered to detract from the special character and appearance 
of the adjacent Brockley Conservation Area, thereby satisfying the requirements 
of Core Strategy Policy 16 and DM Policy 36.  

 

 Standard of Residential Accommodation 

 7.18 In March 2015 the Government published the ‘Technical Housing Standards- 
 Nationally Described Space Standard’, to rationalise the varying space standards 
 used by local authorities.  



 
 7.19 London Plan Policy 3.5 and Table 3.3 set out minimum space standards which all 

 proposed dwellings are expected to meet or exceed. Development Management 
 Policy DM 32 and Core Strategy Policy 15 also seek to protect and improve the 
 character and amenities of residential areas in the Borough.  

 
 7.20 DM Policy 32 states that there will be a presumption against single aspect units in 

 new housing development, including conversions. Any single aspect dwellings 
 provided will  require a detailed justification and demonstration that adequate 
 lighting and ventilation can be achieved. North facing single aspect flats will not be 
 supported.  
 
7.21 Concerns were raised with regard to the standard of accommodation 
 proposed in the appeal scheme, particularly insufficient provision of private outdoor 
 amenity space, aspect and privacy.  
 
7.22 Notwithstanding the fact that the previous application was not refused on these 

grounds and the Inspector did not dismiss the appeal for these reasons, in order 
to alleviate the issues indicated, officers negotiated revisions to the scheme (see 
paragraph 4 of this report). In officers’ view these revisions ensure that residential 
amenities of the future occupiers would be acceptable, in accordance with the 
objectives of Policy DM 32 and Core Strategy Policy 15. 

 
7.23 In terms of the internal floorspace, all flats would meet the minimum Gross Internal 
 Areas (GIA) as prescribed by the DCLG’s ‘technical housing standards – nationally 
 described space standard’. All bedrooms would also achieve the minimum 
 thresholds required for single and double bedrooms. 
 

7.24 All habitable rooms would be served by windows that would afford acceptable 
 levels of light, outlook and privacy. Whilst it is noted that flat 2 would be single 
 aspect, it would be south facing, therefore receiving more than adequate daylight 
 and sunlight. 
 
7.25 All units would be provided with private amenity space exceeding the minimum 

requirement. Whilst officers acknowledge that the usability of the amenity space 
for Flat 2 would be somewhat limited due to its position within the front forecourt 
of the property, it is not considered sufficient to warrant a refusal of planning 
consent.   

 
7.26 In terms of floor to ceiling heights, technical housing standards states that the 

 minimum floor to ceiling height should be 2.3m for at least 75% of the Gross 

 Internal Area. The development would provide a finished ceiling height of 2.45m 

 at lower ground floor, 2.6 at the upper ground floor and 2.5m at first floor, thus 

 satisfying the required threshold. 



7.27 Overall and on balance, officers consider that the proposed development would 

 afford an acceptable standard of residential accommodation thereby meeting the 

 objectives of relevant policies. 

 Impact on Adjoining Properties 

7.28 Policy 7.6 of the London Plan states that buildings should not cause unacceptable 

 harm to the amenity of surrounding land and buildings, particularly residential 

 buildings, in relation to privacy, overshadowing, wind and microclimate. Policy 7.15 

 aims at the reduction and managing noise, improving and enhancing the acoustic 

 environment and promoting appropriate soundscapes.  

7.29 Development Management Policy 32 requires the siting and layout of all new-

 build housing to respond positively to the site specific constraints and 

 opportunities, as well as being attractive, neighbourly, provide a satisfactory level 

 of outlook and natural lighting for both future and existing residents and meet the 

 functional needs of future residents.  

7.30 The objections raised make reference to concerns about overlooking, 

 overshadowing loss of light, noise pollution and general disturbance. An 

 assessment of the impact of the proposals on the amenities of neighbouring 

 occupiers is set out below. 

 Privacy 

7.31 It is acknowledged that the presence of terraces within the rear elevation would 

 introduce additional views available from the proposed building when 

 compared to the existing property, however, officers note that the positioning of 

 the building would ensure that a separation distance of at least 25m to the 

 property at no. 2 Arabin Road is maintained.  

7.32 With regard to adjoining occupiers along Brockley Road, the proposed installation 

 of privacy screens to the northern edges of the external terraces and setting them 

 away from the boundary are considered to adequately ensure that these additional 

 views would not be so great as to lead to a harmful loss of privacy by way of 

 overlooking. The installation and retention of privacy screens would be secured by 

condition. 

7.33 Furthermore, the rear gardens of the adjoining terrace properties are already 

 overlooked from existing properties, which is not uncommon in urban 

 locations such as this. 

 Daylight/Sunlight and Overshadowing 

7.34 Given the scale and siting of the proposed building as well as the geographical 

 orientation of the site, no material loss of daylight and sunlight would result. The 

 shadowing the building would cause would be comparable to the shadowing 



 caused by the existing building, therefore it cannot be demonstrated that the 

 proposal would cause harmful levels of overshadowing.  

 Outlook 

7.35 With regard to outlook, given the scale and siting of the proposed building, it would 

not result in any significant change in outlook from surrounding sites, nor would it 

appear as overbearing or unneighbourly. 

 Noise and disturbance 

7.36 It is considered that by virtue of the proposed mix of uses, the scheme would not 

 generate noise disturbance for other existing units in the area over and above 

 the level generated  by the existing use. 

7.37 With regard to noise and disturbance during demolition and construction, a 

condition is recommended to ensure that a Construction Management Plan be 

submitted to and approved by the Council prior to commencement of the 

development to ensure that the environmental impacts are monitored, mitigated 

and controlled throughout the demolition and construction of the development. 

7.38 To this end, officers are satisfied that the proposed development would not result 

 in any detrimental harm to the residential amenities of neighbouring occupiers, 

 thereby complying with relevant policies of the London Plan and Local Plan. 

 Transport and Servicing Issues 

7.39 Policy 6.1 of the London Plan (2016) sets out the Mayor’s strategic approach to 

 transport which aims to encourage the closer integration of transport and 

 development. This is to be  achieved by encouraging patterns and nodes of 

 development that reduce the need to travel, especially by car; seeking to improve 

 the capacity and accessibility of public transport, walking and cycling; supporting 

 measures that encourage shifts to more sustainable modes and appropriate 

 demand management; and promoting walking by ensuring an improved urban 

 realm.  

7.40 Core Strategy Policy 14 (Sustainable Movement and Transport) states that there 

 will be a managed and restrained approach to car parking provision to contribute 

 to the objectives of traffic reduction while protecting the operational needs of major 

 public facilities, essential economic development and the needs of people with 

 disabilities.  

 Car Parking 

7.41  The application site has a PTAL rating of 4, which represents a ‘good’ level of 
public  transport accessibility. No off street parking is proposed and there is 
deemed to be sufficient on-street parking capacity in the vicinity to cope with any 
additional parking pressure. 



  Cycle parking 

7.42 Core Strategy Policy 14 and DM Policy 29 seek to promote sustainable and 

 efficient travel including improved facilities for cyclists.  

7.43 The drawings submitted show the provision of a cycle store (5 no. spaces) and an 

 additional cycle store within the entrance to flat 2. The Applicant confirmed that the 

 bike store within flat 2 would be able to accommodate 2 no. cycles. Whilst in 

 numerical terms the proposed provision is acceptable, a condition will be 

 attached to this consent, should it be granted, requesting further details of the 

 parking facilities to ensure policy compliance. 

 Refuse and Recycling 

7.44 Residential Development Standards SPD (amended 2012) seeks to ensure that 

 all new developments have adequate facilities for refuse and recycling.  

7.45 5 no. 120l bins would be provided within the forecourt of the proposed building. 

 It is considered appropriate that a condition will be attached to this consent, should 

 it be granted, requesting further details of the waste storage facilities to ensure that 

 appropriate provision for the refuse and  recycling would be made. 

 Sustainability and Energy 

7.46 Achieving more sustainable patterns of development and environmentally 

 sustainable buildings is a key objective of national, regional and local planning 

 policy.  

7.47 The Design and Access Statement submitted in support of the application confirms 

 that the proposal would meet excellent energy and environmental credentials by 

 complying with the current Building Regulation standards and this would be 

 achieved by utilising the following: 

 passive design including generously sized and carefully positioned 

windows,  

 heavily insulation to reduce heat loss, 

 construction utilising A rated or better construction methods as designated 

by the Green Guide to specification, 

 generation of sustainable energy in the form of solar panels on the roof, 

 the use of high efficiency heating systems and low energy rated lighting and 

appliances, 

 the implementation of water reduction measures, and 

 the use of energy meters. 



8. Local Finance Considerations   

8.1 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). 

8.2 The weight to be attached to a local finance consideration remains a matter for 

 the decision maker. 

8.3 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. 

9. 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 considered to be no impact on equality.  

10. 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 principle of the intensification of residential use is considered acceptable.  

10.3 This revised proposal is considered to adequately address the previous reasons 

 for refusal of the planning permission and the appeal decision. The  proposed 

 extension would be of a suitable site specific design and is considered to be of an 

 appropriate and proportionate scale in relation to the original property and wider 



 context. The development is also not considered to impact adversely on the 

 character and appearance of the adjacent conservation area. 

10.4 The potential impacts on residential amenity have been given full consideration 

 and alterations made to address these. The impacts on surrounding 

 properties in terms of overshadowing and overlooking are not considered to be 

 materially harmful and the scheme is therefore considered acceptable. 

10.5 The proposal would provide an acceptable standard of residential accommodation 

 for the future occupiers. 

10.6 In the light of the above, the proposals are considered to accord with the 

 development plan. Officers have also had regard to other material 

 considerations, including guidance set out in adopted supplementary planning 

 documents and in other policy and guidance documents and the responses 

 from consultees, which lead to the conclusions that have been reached in this 

 case. Such material considerations are not considered to outweigh a determination 

 in accordance with the development plan. Accordingly, the application is 

 recommended for approval. 

 

11. RECOMMENDATION  GRANT PERMISSION subject to the following conditions: 

 

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. 
 
2.  The development shall be carried out strictly in accordance with the application 
 plans, drawings and documents hereby approved and as detailed below: 
 

  Lower Ground Floor Plan, Ground Floor Plan, First Floor Plan, Front Elevation, Side 
 Elevation, Rear Elevation, Section A, Section B (as received on 12th July 2016),  
 
 15-1183-10A, Design and Access Statement (as received on 7th December 2016), 
 15-1183-11B (as received on 7th December 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. 
 
3.  No development shall commence on site until such time as a Construction 
 Management Plan has been submitted to and approved in writing by the local 
 planning authority. The plan shall cover:- 



 (a) Dust mitigation measures. 
 (b) The location and operation of plant and wheel washing facilities 
 (c) Details of best practical measures to be employed to mitigate noise and 
 vibration arising out of the construction process 
 (d) Details of construction traffic movements including cumulative impacts which 
 shall demonstrate the following:- 
 (i) Rationalise travel and traffic routes to and from the site. 
 (ii) 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 
 relates activity. 
 (iii) Measures to deal with safe pedestrian movement. 
 (e) Security Management (to minimise risks to unauthorised personnel). 
 (f) Details of the training of site operatives to follow the Construction 
 Management Plan. 
 
 Reason: In order that the local planning authority may be satisfied that the 
 demolition and construction process is carried out in a manner which will 
 minimise possible noise, disturbance and pollution to neighbouring properties 
 and to comply with 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). 
 
4.  Notwithstanding the details hereby approved, no above ground development 
 (except demolition) shall commence until drawings at 1:10 scale (including 
 sections) or at another scale agreed by the Local Planning Authority showing all 
 external construction detailing of the development has been submitted to and 
 approved by the Local Planning Authority in writing, unless otherwise agreed in 
 writing by the Local  Planning Authority. The drawings shall include details of: 
 
 a) windows, cills, reveals and doors; 
 b) wall vents; 
 c) copings, parapets, soffits and upstands; 
 d) roof structure; 
 e) rain water goods (including adjacent wall details); 
 f) balconies/terrace balustrades (including soffits and methods of drainage);  
 g) PV panels; and 
 h) privacy screens. 
 
 The development shall be carried out in accordance with the approved details. 
 
 Reason:  In order that the local planning authority may be satisfied as to the 
 detailed treatment of the proposal and to comply with Policy 15 High quality 
 design for Lewisham of the Core Strategy (June 2011) and Development 
 Management Local Plan (November 2014) DM Policy 30 Urban design and local 
 character. 
 



5. (a) No above ground level works (except demolition) shall commence on site 
 until a detailed schedule and an onsite sample board of all external materials and 
 finishes for windows, reveals and soffits, external doors, roof coverings, 
 balconies/terraces and other site specific features to be used on the building has 
 been reviewed and approved in writing by the local planning authority. 
 (b) The scheme shall be carried out in full accordance with the approved 
 details. 
 
 Reason:  To ensure that the local planning authority may be satisfied as to the 
 external appearance of the building(s) and to comply with Policy 15 High quality 
 design for Lewisham of the Core Strategy (June 2011) and Development 
 Management Local Plan (November 2014) DM Policy 30 Urban design and local 
 character. 
 
6. (a) Details of the proposed boundary treatments including any gates, walls or 
 fences shall be submitted to and approved in writing by the local planning authority 
 prior to construction of the above ground works.   
 (b) The approved boundary treatments shall be implemented prior to 
 occupation of the buildings and retained in perpetuity.  
 
 Reason:  To ensure that the boundary treatment is of adequate design in the 
 interests of visual and residential amenity and to comply with Policy 15 High quality 
 design for Lewisham of the Core Strategy (June 2011) and DM Policy 30 Urban 
 design and local character of the Development Management Local Plan 
 (November 2014). 
 
7. No external guttering, drainage downpipes or other conduits of any kind shall be 

 attached to the external facades of the building other than those shown on the 

 approved drawings. 

 Reason: To ensure an appropriate standard of design and to comply with Policy 
 15 High quality design for Lewisham of the Core Strategy (June 2011) and 
 Development Management Local Plan (November 2014) DM Policy 30 Urban 
 design and local character. 
 
8. (a) No above ground level works shall commence on site until drawings 

 showing hard landscaping of any part of the site not occupied by buildings 

 (including details of the permeability of hard surfaces) have been submitted 

 and approved in writing by the local planning authority.  

 (b) All hard landscaping works which form part of the approved scheme under 

 part (a) shall be completed prior to occupation of the development. 

 Reason:  In order that the local planning authority may be satisfied as to the details 

 of the proposal and to comply with Policies 5.12 Flood risk management and 5.13 

 Sustainable Drainage in the London Plan (2015), Policy 15 High quality design for 

 Lewisham of the Core Strategy (June 2011) and Development Management Local 



 Plan (November 2014) Policy 25 Landscaping and trees, and DM Policy 30 Urban 

 design and local character. 

9. (a) A scheme of soft landscaping (including details of any trees and hedges 

 and proposed plant numbers, species, location and size of trees and tree pits) and 

 details of the  management and maintenance of the landscaping for a period of five 

 years shall be submitted to and approved in writing by the local planning authority 

 prior to construction of the above ground works. 

 (b) All planting, seeding or turfing shall be carried out in the first planting and 

 seeding seasons following the completion of the development, in accordance with 

 the approved scheme under part (a). Any trees or plants which within a period of 

 five years from the completion of the development die, are removed or become 

 seriously damaged or diseased, shall be replaced in the next planting season with 

 others of similar size and species. 

 Reason:  In order that the local planning authority may be satisfied as to the details 

 of the proposal and to comply with Core Strategy Policy 12 Open space and 

 environmental assets, Policy 15 High quality design for Lewisham of the Core 

 Strategy (June 2011), and DM Policy 25 Landscaping and trees and DM Policy 30 

 Urban design and local character of the Development Management Local Plan 

 (November 2014). 

10. (a) No part of the development shall be occupied until the full details of the 

 cycle parking facilities have been submitted to and approved in writing by the local 

 planning authority. Cycle parking facilities shall be in accordance with Policy 6.9 of 

 the London Plan (2011). 

(b) 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) 

 and Policy 6.9 of the London Plan (2011).  

11. (a) No above ground level works shall commence on site until details of 

 proposals for the storage and management of refuse and recycling facilities for 

 each residential unit and commercial area hereby approved, have been submitted 

 to and approved in writing by the local planning authority. 

 (b) The facilities as approved under part (a) shall be provided in full prior to 

 occupation of the development and shall thereafter be permanently retained and 

 maintained. 

 Reason: In order that the local planning authority may be satisfied with the 

 provisions for recycling facilities and refuse storage in the interest of safeguarding 

 the amenities of neighbouring occupiers and the area in general, in compliance 



 with Development Management Local Plan (November 2014) DM Policy 30 Urban 

 design and local character and Core Strategy Policy 13 Addressing Lewisham 

 waste  management requirements (2011). 

12.  No deliveries in connection with construction works shall be taken at or 
 despatched from the site other than between the hours of 8 am and 6 pm on 
 Mondays to Fridays and 8 am and 1 pm on Saturdays and not at all on Sundays 
 or Public Holidays. No work shall take place on the site other than between the 
 hours of 8 am and 6 pm on Mondays to Fridays and 8 am and 1 pm on 
 Saturdays and not at all on Sundays or Public Holidays. 
 
 Reason: In order to safeguard the amenities of adjoining occupants at 
 unsociable periods and to comply with Paragraph 120 of the National Planning 
 Policy Framework and DM Policy 26 Noise and Vibration, and DM Policy 32 
 Housing design, layout and space standards of the Development Management 
 Local Plan (November 2014). 
 
13.  No machinery shall be operated on the premises before 8 am or after 6 pm on 
 weekdays, or before 8 am or after 1 pm on Saturdays, nor at any time on 
 Sundays or Public Holidays. 
 
 Reason: To safeguard the amenities of the adjoining premises and the area 
 generally and to comply with Paragraph 120 of the National Planning Policy 
 Framework, DM Policy 26 Noise and Vibration, and DM Policy 32 Housing 
 design, layout and space standards of the Development Management Local Plan 
 (November 2014). 
 
14. Notwithstanding the details shown on the drawings hereby approved, full details of 
 the privacy screens to the hereby approved terraces/balconies shall be 
 submitted to and approved in writing by the Local Planning Authority before any 
 above ground work commences and this condition shall apply notwithstanding any 
 indications as to these matters which have been given in the application. The 
 development shall thereafter be carried out solely in accordance with the approved 
 details and permanently retained as such.  
 
 Reason: To prevent overlooking and loss of privacy in the interests of the living 
 conditions of the neighbouring occupiers (DM Policy 32 Housing design, layout 
 and space standards of the Development Management Local Plan  (November 
 2014). 
 
 
Informatives: 
 

 1 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 
 

 2 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 
discussions took place which resulted in further information being submitted. 
 
3 The applicant is advised to follow guidance provided in Lewisham's Good Practice 
Guide in relation to the control of impacts from construction: 
http://www.lewisham.gov.uk/myservices/environment/Pollution-information-for-
developers-and-businesses/Documents/GoodPracticeGuide.pdf 
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1.0 Property/Site Description   

1.1 The site is located on the east side of Lock Chase and comprises a two storey detached 
residential dwelling dating from the late 1950’s. The building has been extended to its 
northern flank with a two storey side extension incorporating a minor front set back and 
lower ridge line to retain subservience. The building is finished in a mixture of white 
render and red brick with a pitched tiled roof and white uPVC casement windows.  

1.2 To the south of the site lies a semi-detached property (No 78) which has been extended 
to the side, while adjoining the site to north lies 64- 74 Lock Chase which is a short 
terrace of houses with communal gardens and garages to the rear, from which the rear 
of the subject property is visible.   

1.3 The site is situated within the Blackheath Conservation Area, but is not a listed building. 

2.0 Planning History 

2.1 DC/14/089112: The construction of a single storey rear extension, a part one/part two 
storey extension incorporating dormer windows to the front of 76 Lock Chase SE3, 
together with extensions to the rear roof slope. Refused 26/11/14. Reason for refusal 
included concern over the design, scale, awkward roofslope and also the living standard 
of the new additional bedroom.  An appeal of this refusal (APP/C5690/W/15/3006480) 
was subsequently dismissed by the Planning Inspectorate on 30 July 2015. 

2.2 DC/13/87589: The construction of a single storey rear extension, a part one/part two 
storey extension incorporating dormer windows to the front of 76 Lock Chase SE3, 
together with roof extensions to the rear roof slope. Refused 6/03/2014.  Reasons for 
refusal included concern about the principle of attempting to create a new building style 
within Lock Chase and harm to the integrity of the host building and the character and 
appearance of the conservation area. 

2.3 DC/02/51217: The construction of an extension to the side of 76 Lock Chase SE3 at 
first floor level to provide additional living space. Approved 10/6/2002 

2.4 DC/01/ 49831: The retention of trellis fencing on top of the south-side boundary fence 
to the rear of 76 Lock Chase SE3. Approved 15/11/2001 

3.0 Current Planning Applications 

 Rear elevation 
 

3.1 The proposed extension would be between 3.7 and 4 metres deep when measured from 
the rear elevation, would be setback from the southern side elevation by 3.7 metres and 
would be set flush with the northern elevation. The rear extension would have a flat roof, 
with a maximum height of just over 3 meters. The southern and western elevations of 
the extension would be largely glazed with aluminium framed windows and sliding 
doors. Two rooflights would be provided within the single storey rear extension, together 
with the insertion of a pair of aluminium sliding doors to the rear elevation of the property. 



All windows would be aluminium framed while the extension would be finished in red 
stock facing brickwork.  

Rear roofslope 

3.2 It is also proposed to construct three lead clad dormers, which would be centrally 
located within the rear roof slope and each would be approximately 700mm wide and 
800mm tall.  

New openings 

3.3 The development also proposes a new window on the north elevation of the house 
which is located 1.1m from ground level to the window cil and would measure 0.4m high 
and 1.9m wide.  

3.4 It should be noted that when originally submitted, the application proposed a southern 
side extension, the enlargement of the existing front boundary crossover and the 
insertion of a rooflight to the front roof slope. Following discussions between officers 
and the applicant, revisions to the proposed design were submitted, omitting these 
items.      

4.0 Consultation 

4.1 Site notices were displayed and letters were sent to adjoining residents. Ward 
Councillors were also notified. No responses were received. 

4.2 The Blackheath Society objected to the initial designs for the following reasons:   

 The proposed side extension would introduce an awkward asymmetry to the front 
elevation of the property and create a jumbled roofline; 
  

 The single storey extension is out of keeping with the rest of the building, the  
neighbouring buildings and would be partially visible from the public realm, as are 
the aluminium glazed sliding doors and the proposed rear dormers; 

 

 In regard to the proposed fenestration, the Blackheath Society have stated that the 
proposed rooflight within the front elevation is sited awkwardly while the proposed 
rooflights within the single storey roof extension are excessive.  The proposed ‘slot’ 
window on the north elevation was considered to be “ugly and out of keeping with 
the overall style of the building”. 

 

 The proposed double width crossover to permit the parking of two cars within the 
front boundary is unacceptable. 

4.3 Following receipt of the objection by the Blackheath Society, the applicant made the 
following changes: 



 Removal of the proposed side extension; 
 

 Deletion of the proposed alterations to the front boundary crossover; 
 

 Removal of the proposed roof light within the front roof slope and reductions to the 
quantum glazing within the rear elevation.   

4.4 Officer re-consulted the Blackheath Society following the receipt of amended plans and 
the society stated that the amendments “go a considerable way to allaying our original 
concerns” however the objection to the aluminium glazed doors on the south elevation 
of the proposed extension has been maintained due to the size of the aluminium glazed 
sliding doors which are not considered to be sympathetic to the host property or the 
wider conservation area.    

 

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 (2015 as amended) 

5.6 On 14 March 2016 the London Plan 2015 (consolidated with further alterations since 
2011) was adopted. The policies relevant to this application are: 

Policy 7.4 Local character 

Policy 7.6 Architecture 

Policy 7.8 Heritage assets and archaeology 

Core Strategy 

5.7 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:  

Core Strategy Policy 15 High quality design for Lewisham 

Core Strategy Policy 16 Conservation areas, heritage assets and the historic 

environment 

 

Development Management Local Plan 



5.8 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: 

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

DM Policy 31   Alterations/extensions to existing buildings 

DM Policy 36  New development, changes of use and alterations affecting 

designated heritage assets and their setting: conservation areas, 

listed buildings, schedule of ancient monuments and registered 

parks and gardens 

Residential Standards Supplementary Planning Document (2006, updated 2012) 

5.10 This document sets out guidance and standards relating to design, sustainable 
development, renewable energy, flood risk, sustainable drainage, dwelling mix, density, 
layout, neighbour amenity, the amenities of the future occupants of developments, safety 
and security, refuse, affordable housing, self containment, noise and room positioning, 
room and dwelling sizes, storage, recycling facilities and bin storage, noise insulation, 
parking, cycle parking and storage, gardens and amenity space, landscaping, play 
space, Lifetime Homes and accessibility, and materials. 

6.0 Planning Considerations 

6.1 The main issues to be considered in respect of this application are the design of the 
proposed development and the impact upon adjoining properties. 

Design 

6.2 The Council, within Core Strategy Policies 15 and 16 expects all new development to 
be of the highest design standard, which is sensitive to its historical context. 

6.3 Following this principle through, DM Policy 31 states that development proposals for 
alterations and extensions, including roof extensions will be required to be of a high, 
site specific, and sensitive design quality, and respect and/or complement the form, 
setting, period, architectural characteristics, and detailing of the original buildings, 
including external features such as chimneys, and porches. High quality matching or 
complementary materials should be used, appropriately and sensitively in relation to the 
context. 

6.4 With respect to development in conservation areas, DM Policy 36 states that the 
Council, having paid special attention to the special interest of its conservation areas, 
and the desirability of preserving or enhancing their character or appearance, will not 
grant planning permission where new development or alterations and extensions to 



existing buildings is incompatible with the special characteristics of the area, its 
buildings, spaces, settings and plot coverage, scale, form and materials. 

6.5 The Residential Standards SPD states in section 6.4 that extensions should be smaller 
and less bulky than the original building and reflect its form and shape.  It states that 
traditionally, extensions to buildings are subsidiary to the main structure and that over-
dominant extensions may destroy the architectural integrity of existing buildings.  The 
document goes on to state that all roof extensions should be sensitively designed to 
retain the architectural integrity of the building, including by ensuring that all roof 
alterations are successfully integrated with and preserve the architectural character of 
the building, and are subordinate to the principal elevations.  The document states that 
front extensions (not including porches) will not be permitted unless these reflect the 
predominant character of the area. 

Rear extension  

6.6 Officers acknowledge that the proposed rear extension would be of a relatively large 
width and depth but when taking into consideration the scale of the original building and 
overall plot size the proposed rear addition is considered to be subservient to the host 
property. Although the extension’s finish would be heavily glazed to the rear and side 
elevations, the design would include a considerable setback from the southern side 
elevation. Furthermore, the use of glass and matching brickwork is considered to be an 
appropriate use of a modern materials that would not offend the existing building and 
would represent a high quality design. This is also the view of Council’s urban design 
officer. 

6.7 It is also noted that as part of the previously refused application, no objection was raised 
to either the proposed rear ground floor or rear roof extensions. Furthermore it is noted 
the inspector, as part of the subsequently dismissed appeal, outlined that “the rear 
extensions would have minimal impact on the character of the property and would be 
largely unseen from outside the site”. As the proposed rear extension would largely 
match that which was proposed as part of the previous application, officers do not see 
any reason to disagree with the previous assessment. 

6.8 Accordingly it is considered that the proposed rear extension would not detrimentally 
impact upon the host building or the wider conservation area. 

Proposed extension to the rear roofslope 
 
6.9 The proposed dormers, each of which would be 700mm wide and 800mm tall, would 

not cover the full width of the rear roofslope and is therefore considered suitably 
subordinate to the rear elevation. The proposed dormers would be set down from the 
ridge of the roof by 500 mm, set up from the rear eaves by 1 metre and would be set in 
from the side eaves of the rear roof by between 400mm and 1. 75 metres.  

6.10 While officers note that roof extensions of this form and number are generally resisted 
within a conservation area, the proposal would introduce dormers which are of a 



relatively small scale that would include appropriate detailing and materials. 
Furthermore the proposed materials, including lead cladding, would be compatible and 
sympathetic to the property,  traditional to the area generally and therefore considered 
to be acceptable and would preserve the character and appearance of the conservation 
area. 

6.11 The side elevation window is considered acceptable as it would not be visible from the 
public realm due the presence of a side boundary fence. Furthermore officers consider 
that the window is of a suitable size and design.  

6.12 Overall, the proposals to 76 Lock Chase are considered to be acceptable in terms of 
their design and visual impact.  As such the proposals are considered to comply with 
DM Policy 36 Paragraph 4a which sets out that the Council will not grant planning 
permission where development is incompatible with the special characteristics of the 
area, its building, spaces, settings and form. It also complies with DM Policy 36 
Paragraph 4b which seeks to prevent development that in isolation would lead to less 
than substantial harm to the designated heritage asset, the Blackheath Conservation 
Area, but cumulatively would adversely affect the character and appearance of the 
conservation area. 

Impact on Adjoining Properties 

6.13 DM Policy 31 states that residential extensions should result in no significant loss of 
privacy and amenity (including sunlight and daylight) to adjoining houses and their back 
gardens. The requirements of DM Policy 32 should be referred to as appropriate. The 
Policy also states that new rooms provided by extensions to residential buildings will be 
required to meet the space standards in DM Policy 32 Housing Design, layout and 
space standards.   

6.14 The proposal creates a number of alterations to the building but officers consider that 
due to the extension being set off the boundary they would not have any detrimental 
harm on neighbours in terms of the loss of light, overshadowing and creating an 
overbearing structure. A number of new openings would be created in both the roofslope 
and ground floor but given the high vegetation and fencing at the boundary with the 
neighbouring properties there would be limited impact. As there is already the presence 
of rear windows on the property officers consider that the creation of the dormers and 
ground floor windows would not increase overlooking to a harmful level compared with 
the existing situation.      

6.15 In terms of neighbouring residential amenity it is considered that there would be no 
significant impact on the privacy and amenity of adjoining occupiers in terms of loss of 
light, privacy and outlook, siting and position of the various elements of the extended 
building.  

 



7.0 Community Infrastructure Levy 

7.1 The above development is not CIL liable. 

8.0 Equalities Considerations 

8.1 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. 

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

8.3 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. 

8.4 In this matter there is no impact on equality. 

9.0 Conclusion 

9.1 The proposed development, whilst being located within the Blackheath Conservation 
Area, is not considered to have a harmful impact on the special character of the area. 
The design and scale of the proposed development is considered to be acceptable and 
will remain subordinate to the character of its host building. Given its scale, acceptable 
setback and the use of appropriate materials it will have a negligible impact on the 
aesthetics of the conservation area. The scheme is therefore deemed to be in 
accordance with Core Strategy Policies 15 and 16 and DM Policies 30, 31 and 36 and 
planning permission may be granted.     

 
10.0 RECOMMENDATION  

GRANT PERMISSION subject to the following conditions:- 

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. 



 
2.  The development shall be carried out strictly in accordance with the 

application plans, drawings and documents hereby approved and as 
detailed below: 

 
01; 02; 03; 04; 05;  Heritage Statement; Design and Access Statement; 
Site location (Received 18th of August) 11 Rev A; 12 Rev A; 13 Rev A; 14 
Rev A; 15 Rev A; 16 Rev A; 17 Rev A (Received 9th November 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. 

 
3.  No new external finishes, including works of making good, shall be carried 

out other than in materials to match the existing.  
 
Reason:  To ensure that the high design quality demonstrated in the plans 
and submission is delivered so that local planning authority may be 
satisfied as to the external appearance of the building and to comply with 
Policy 15 High quality design for Lewisham of the Core Strategy (June 
2011) and Development Management Local Plan (November 2014) DM 
Policy 30 Urban design and local character. 

 
4.  Notwithstanding the Town and Country Planning (General Permitted 

Development) Order 2015 (or any Order revoking, re-enacting or modifying 
that Order), the use of the flat roofed extension hereby approved shall be 
as set out in the application and no development or the formation of any 
door providing access to the roof shall be carried out, nor shall the roof 
area be used as a balcony, roof garden or similar amenity area.  

 
Reason:  In order to prevent any unacceptable loss of privacy to adjoining 
properties and the area generally and to comply with Policy 15 High Quality 
design for Lewisham of the Core Strategy (June 2011), and DM Policy 31 
Alterations and extensions to existing buildings including residential 
extensions of the Development Management Local Plan (November 2014). 

 
Informatives 

 
(a)  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 discussions took place which resulted in 
further information being submitted with removal of the side extension, 
double crossover and rooflight.  
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