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Agenda Item 1
PLANNING COMMITTEE (A)
Report Title

DECLARATIONS OF INTERESTS

Class

PART 1

Date: 30 MARCH 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 :-

(2)

(a)

Disclosable pecuniary interests

(b)

Other registerable interests

(c)

Non-registerable interests

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
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(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:-

(4)

(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.

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.
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(6)

(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.

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).
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Agenda Item 2
Committee

PLANNING COMMITTEE (A)

Report Title

MINUTES

Ward
Contributors
Class

PART 1

Date: 30 MARCH 2017

MINUTES
To approve the minutes of the meeting of Planning Committee (A) held on the 16th
February 2017.
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 16th February 2017 at 19:30.
PRESENT: Councillors Amrani (Chair), Bourne (Vice Chair), Adefiranye, Hilton, Jeffrey, De
Ryk, Till , Kennedy, Raven and Walsh
OFFICERS: Michael Johnson – Planning Service, Paula Young – Legal Services, Amanda
Ghani – Committee Co-ordinator
APOLOGIES: None. Councillor Walsh was not present for Item 3 on the agenda.
1.

DECLARATION OF INTERESTS

There were no declaration of interests.
2.

MINUTES

Members approved minutes for 5th January 2017.
3.

Garages to the rear of 55 Broseley Grove, SE26 5LD (Item 3 on the agenda)

The Planning Officer Michael Johnson gave details of the existing backland site, which
comprises 21 garages and outlined the proposal for the construction of two, three-bedroom
semi-detached chalet bungalows, together with car parking for two cars. The officer spoke
about the planning history of the site. He highlighted the narrowness of the vehicular
accessway to the proposed development, which had been part of the reason for refusing two
previous applications. He spoke in detail with regards to emergency vehicles being able to
access the site and how the furthest corner of the site was within the stipulated 45 metres
which allows the fire brigade full and unhindered access. The officer argued that due to the
nature of the development, with only two dwellings proposed and with an accessway that
was not a through road, there would be no pedestrian/vehicle conflict.
The officer also highlighted the refuse storage provision for the two dwellings and where the
bins would be sited on collection day.
The officer pointed out that if members were minded to approve the application, a condition
should be attached, for the removal of existing gates sited on the access road.
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Cllr Bourne asked why the unaltered accessway was now deemed acceptable when in 2015
its narrowness had been a reason for refusing application DC/13/83507. Cllr Kennedy
referred to paragraph 2.2 in the report asking if the accessway should have been a reason
for refusal previously.
The officer spoke about the Department of Transport’s Manual for Streets and its flexible
approach toward some elements of highway considerations and drew upon recent appeal
decisions on other backland sites with narrow access arrangements. It was his opinion and
that of the Highways department, that the access was safe and suitable with regards to the
current proposal.
Cllr Till wanted clarification on the height of the proposed bungalows, a maximum height of
2.9m was specified by Cllr Jeffrey.
The Planning officer stated that heights would need to be viewed in the context of the
varying ground levels on and around the site.
Cllr Adefiranye asked if bin siting for rubbish collection was enforceable. The Planning
Officer answered it was not.
Paula Young, from Legal Services stated that if a procedure for rubbish collection was
included in a management plan, then it could be enforced.
The Committee received verbal representation from Christopher Barnes the Architect. He
said that he had worked with the Planning Authority to attain a better proposal more suited to
the site. He had reduced the size of the scheme and the height of the units. He stated that
he had applications with other London boroughs approved that also incorporated narrow
access ways. He said that leases for the dwellings could stipulate how rubbish bins were
sited and for how long they could be left on the highway.
Cllr Hilton opined that the open plan nature of the proposed residential units was not
conducive to family living when you do not have private enclosed living spaces too. Mr
Barnes took the point on board but replied that open plan living is what many families want
from homes today.
The Committee received verbal and written representation from John Getgood who spoke on
behalf of the Broseley Grove Residents. He stated that access remains below an acceptable
width and there is no segregated pedestrian access. He quoted the Planning Inspector with
regards to a previous appeal dismissal. Whilst he applauded the reduction in height of the
proposed dwellings, Mr Getgood was unhappy that no apparent site visit by an officer took
place. He stated that his adjacent back garden was 6ft lower than the ground level on site.
He wanted assurances that the bungalows would be no higher than the existing garages. To
prevent further development in future, he asked for the withdrawal of permitted development
rights on the site.
Cllr Hilton said that the previous application was for a larger development, the present
application is for smaller units and would include only two parking spaces and so cannot be
considered the same.
Mr Getgood replied that the principle remains the same; there would be no control as to how
many people live in the units or on the number of cars on site.
Mr Getgood also stated that the developer should be responsible for the boundary/retaining
walls which at present are in a poor state of repair.
Cllr Hilton asked who was responsible for the retaining walls.
Paula Young stated it would be a civil matter.
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Members noted that ground heights were not shown on submitted drawings. The Planning
officer noted this point and re-showed the slides from the officer’s presentation. The officer
stated that it is possible to secure a condition for the applicant to provide a detailed site level
assessment.
Members spoke further on the matter of access to the site, pedestrian safety, volume of
traffic, the existing use of the garages, construction vehicle access and emergency access.
The planning officer confirmed that many of the members concerns were being addressed
with proposed conditions.
Cllr Hilton moved a motion to approve the officer’s recommendation and Councillor Kennedy
asked for conditions to be added regarding site levels, to ensure the development is built to
height as on plans; a construction management plan, hours of operation and the removal of
the gates. It was seconded by Councillor Till.
Members voted as follows:
FOR:

Councillors Amrani (Chair), Bourne (Vice-Chair), Jeffrey and Kennedy

AGAINST:

Councillors Adefiranye, De Ryk and Raven

RESOLVED:

That planning permission be approve in respect of application No.
DC/16/095645

Councillor James Walsh arrived at the committee meeting.
4.

49 Montpelier Vale, SE3 0TJ (Item 4 on the agenda)

The Planning Officer outlined details of the proposal for the change of use from A1
(retail/shops) to A4 (drinking establishments) of the ground floor and basement of 49
Montpelier Vale. The officer pointed out that no external alterations to the building would be
made and no kitchen is proposed. The officer stated that the change of use was policy
compliant and that criteria is satisfied regarding loss of A1 use. A4 use is considered
acceptable in a district centre and there were considered to be no highways and traffic
issues since most customers would be arriving on foot or by public transport. The historical
use of the premises is A1. The officer recommended the application for approval.
Councillor Walsh voiced his concern regarding deliveries, bin storage and the generation of
more waste in the area. The Planning Officer said that condition 4 covers refuse issues but
suggested that if approved, a condition regarding deliveries could be added.
Members spoke about the licencing requirements of serving alcohol with bar food and how
Licencing and Planning should work closely together.
The Committee received verbal representation from Michael Caine the leaseholder and
occupier of the premises. Having worked in Blackheath for 18 years and as owner of a
number of businesses in the area, Mr Caine applied for change of use due to online
shopping habits making his clothes shop financially unviable. He outlined his plans for the
premises which included embracing a daytime element, local classes and child story time
space.
Councillor De Ryk acknowledged that she knows the applicant and his neighbours and
vouched for him being a long-term business man in the area. The Councillor queried the
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unique nature of what Mr Caine was offering in relation to what he offered in his other
premises along the road. The Councillor pointed out that many of her constituents contacted
her regarding issues over rowdy and anti-social behaviour and excessive amounts of rubbish
being generated by the large number of restaurants and drinking establishments already in
existence. Councillor De Ryk said that the over proliferation of these establishments had
reached a character defining tipping point within the village.
The Planning Officer disagreed with this, stating that figures presented in the report show a
balance of different uses within the surrounding commercial units and consequently there
was a healthy mix of retail and non-retail uses.
Councillor Walsh voiced concerns over delivery times and the possible impact on traffic flow
in the area. Mr Caine said there was a loading bay outside the premises and that he would
be using the same suppliers as neighbouring establishments which would not generate more
deliveries to the area. He also stated that the number of people he would employ would rise
from 3 to 15 part time workers.
The Committee received verbal and written representation from the neighbour living directly
above the shop for the last 20 years, Nicola Coomber. Objections included, the number of
drinking establishments already in the area, more than 25 serving alcohol. There are
successful and established A1 retail units in the area; there would be more demand for
parking and there would be more rubbish generated adding to the dumping of waste which is
an existing problem in the adjacent alleyway. Ms Coomber also spoke about possible fire
risks to her flat and its lack of a fire escape, as well as future encroachment of tables and
chairs on the highway and early morning bottle collections.
Councillor De Ryk highlighted the licensing regime which provides additional controls but
spoke of its historic failings in terms of understanding and dealing with amenity issues.
Paula Young stated that members would need to assess the application in light of planning
policies and use conditions to tackle issues.
Members discussed planning policies DM14 - District Centres Shopping Frontages and
DM17 - Restaurants and cafés (A3 uses) and drinking establishments (A4 uses) and
whether criteria had been met.
Councillor Adefiranye moved a motion to reject the officer’s recommendation as the
application had not met the criteria for DM Policy 14 and DM Policy 17. It was seconded by
Councillor De Ryk.
Members voted as follows:
FOR:
.
AGAINST:

Bourne (Vice-Chair), Hilton, Raven, Walsh and Till.

RESOLVED:

That planning permission be refused in respect of application No.
DC/16/96814.

5.

Councillors Amrani (Chair), Jeffrey and Kennedy

134 Breakspears Road, SE4 1UA (Item 5 on the agenda)

The Planning Officer outlined details of the proposal regarding construction of a rear single
storey extension, construction of a dormer window to the rear roof slope and the installation
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of roof lights in the front and side roof slopes. The dormer room would be used as an
occasional bedroom/child’s play space.
The Committee received verbal representation from the owner/occupier of the property,
Nicholas Morse; who stated that the proposal had been amended and had taken the
Brockley Conservation Appraisal into consideration.
Members had no questions for the applicant.
The Committee received verbal and pictorial representation from the owner of number 136,
Owen O’Connor and Clare Cowen Chair of the Brockley Society. Mr O’Connor distributed
pictures to members showing photomontages of the proposed rear extension superimposed
on the existing side elevation of the property with different types and colours of cladding. He
queried a number of details within the planning report regarding measurements, materials,
boundary treatments and drainage. The Planning officer argued against the images, stating
that they misrepresented the distances between the properties and informed members that
the extension could be built under permitted development. The officer also confirmed that the
dimensions of the rear extension stated in the report were correct, contrary to the comments
of the neighbour.
Ms Cowen challenged the officer’s acceptance of a roof light on the front roof slope as it
would be contrary to conservation appraisal guidance. Several groups of semi-detached
properties that adjoin the application site have no roof lights and the front roof character of
the street is largely untouched. Ms Cowan also cited a recent appeal decision in a nearby
street where the Council refused a front roof light.
Councillor Adefiranye confirmed that there was no similar development in the vicinity and
that a recent appeal decision supported the position of no roof lights in the front roofslopes of
properties in this area. The Councillor also said that he found the side element of the single
storey extension to be unacceptable. Councillor De Ryk agreed and said that stock brick
would be a more suitable material than cladding.
Members queried the potential loss of privacy from the proposed clear glass in the door. The
planning officer stated that the side opening was a door and not a window and further there
would be no overlooking due to the intervening boundary fence.
Since there were no further questions from members, Councillor Till moved a motion to
accept the officer’s recommendation. It was seconded by Councillor Bourne.
Members voted as follows:
FOR:

Councillors Amrani (Chair)

AGAINST

Councillors Walsh, Adefiranye, Jeffrey, De Ryk, Till, Kennedy and Raven

RESOLVED: That planning permission be refused in respect of application No.
DC/16/099151.

The meeting ended at 10.00pm.

Chair
16th February 2017
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Agenda Item 3
Committee

PLANNING COMMITTEE A

Report Title
Ward
Contributors
Class

Sergison Cottage
Blackheath
John Miller
PART 1

30th March 2017

Reg. Nos.

DC/17/100103

Application dated

7th February 2017 and 21st March 2017

Applicant

Sketch London

Proposal 1

DC/17/100103
Details submitted in compliance with condition 3
(Construction Management Plan) of the planning
permission DC/15/94940 dated 29/04/2016 for:
Application submitted under S.73 of the Town and
Country Planning Act 1990 for a Minor-Material
Amendment to DC/14/89117 granted on 25/08/2015
for the demolition of Sergison Cottage, Goffers Road
SE3 and the construction of a two storey four
bedroom dwelling house, in order to allow for a
basement beneath the approved dwelling with
skylights set into the ground to the front and south
eastern flank elevation

Proposal 2

DC/17/100099
Details submitted in compliance with Condition 3
construction management plan of the planning
permission DC/14/89117 granted on 25/08/2015 for
the demolition of Sergison Cottage, Goffers Road
SE3 and the construction of a two storey four
bedroom dwelling house.

Proposal 3

DC/17/100775
An application submitted under Section 96a of the
Town and Country Planning Act 1990 for a Nonmaterial amendment in connection with the Planning
Permission DC/15/94940 granted 29/04/2016 for a
minor material amendment to permission
DC/14/89117 granted on 28/08/2015 for the
demolition of Sergison Cottage, Goffers Road SE3
and the construction of a two storey four bedroom
dwelling house in order to allow for: A re-wording of
condition 16 in order to allow excavation works of the
basement during the hours of operation of All Saints
School with the exception of a 3m exclusion zone as
outlined in the Construction Management Plan.

Applicant’s Plan Nos.

DC/17/100103 & DC/17/100099
Construction Management Plan, 5240, Drainage
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Layout Sketch plan: 7246, DRAINCO Drainage
Engineers: 7246, Existing Site Layout 01, Ground
Investigation Report, SK-19-P1, MS500 + MS20 +
Channels, 300 Rev /, 301 Rev /, 302 Rev /, 303 Rev
/, 200 Rev /, 201 Rev /, 202 Rev /, 203 Rev /, 5240
12 160304, NBS Structural Specification Rev T1,
FSL/TOP/SER/003, 5240-01-003 Rev T1, 5240-01004 Rev T1, 5240-01-005 Rev T1, 5240-01-006 Rev
T1, 5240-02-001 Rev T1, 5240-10-001 Rev T1, L(10)
01 Rev /, L(20) 01 Rev /, L(20) 02 Rev /, L(20) 05
Rev /, L(20) 10 Rev T1, L(20) 11 Rev T1, L(20) 12
Rev T1, L(20) 13 Rev T1, L(30) 02 Rev T1, L(30) 09
Rev T1, L(30) 05 Rev T1, L(30) 11 Rev T1, L(40) 01
Rev /, L(40) 02 Rev /, L(40) 05 Rev /
DC/17/100775
Section 96 Application for the Removal or Rewording
of Condition 16 Relating to DC/15/094940

Background Papers

(1) Case File LE/212/A/TP
(2) Local Development Framework Documents
(3) The London Plan

Designation

Blackheath Conservation Area

2.0

Property/Site Description

2.1

The application site is located to the north east of Goffers Road, bound by Talbot Place to
the north, Duke Humphreys Road and Blackheath Vale to the south and comprises a
single storey (with roof accommodation) detached Victorian building, set to the rear of the
site adjacent to Blackheath Vale.

2.2

The property is set within a central location visible from across the Heath and is within the
Blackheath Conservation Area. The adjacent properties, South East House, Golf House
and The Coach House are all Grade II listed. All Saints primary school, accessed via
Blackheath Vale, shares a boundary with the application site, set below in the original
quarry.

3.0

Planning History

3.1

DC/14/89117: Demolition of Sergison Cottage and the construction of a two-storey four
bedroom dwellinghouse – approved 25/08/2015.

3.2

DC/15/94980: Application under s73 of the Town and Country Planning Act 1990 for a
Minor-Material Amendment to DC/14/89117 granted on the 25/08/2015 in order to allow
for a basement beneath the approved dwelling with skylights set into the ground to the
front and south eastern flank elevation – approved 29/10/2016.

3.3

Members at Planning Committee A in the determination of DC/15/94980 requested that
details in discharge of condition 3 relating to a Construction Management Plan be
presented to Planning Committee for a decision.

3.4

DC/16/98931: Details submitted in compliance of condition 3 (construction management
plan) of the planning permission DC/14/89117 – withdrawn.

Page 12

4.0

Current Planning Applications
The Proposals

4.1

The approval of details secured by conditions attached to the planning permissions for
the demolition of Sergison Cottage and construction of a new single family dwelling
located over three floors including a basement.

4.2

The full discharge of conditions 3 (construction management plan) is sought for both
permissions. The condition attached to permission DC/17/100103 states:
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) A structural method statement prepared by an appropriately qualified civil or structural
engineer, demonstrating how the excavation, demolition and construction work (including
temporary propping and other temporary works) are to be carried out whilst safeguarding
the structural stability of the adjoining retaining wall
(e) 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.
(f)

Security Management (to minimise risks to unauthorised personnel).

(g) Details of the training of site operatives to follow the Construction Management Plan
requirements and any Environmental Management Plan requirements (delete reference
to Environmental Management Plan requirements if not relevant).
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 (2011).
4.3.

The condition attached to DC/14/89117 is the same except it excludes d) requiring a
structural method statement. It should be noted that although the site has two planning
permissions (one for the construction of a new house and one for the construction of the
same house but including a basement); the implementation of one permission excludes the
implementation of the other.

4.4.

Permission is also sought for an amendment to condition 16 of planning permission
DC/15/94940 (house and basement), under the s.96a (non-material amendment)
procedure. The condition states:
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16. No works of excavation in connection with the approved basement (as identified in the
Construction Management Plan) shall take place during the term times of All Saints School.
Reason: In order to minimise disruption to the operation of the school in the interest of
educational continuity, amenity and safety in compliance with Policy 5.18 Construction,
excavation and demolition waste of the London Plan 2015 (as amended).
4.5.

The applicant wishes the wording to be changed to allow basement excavation work to take
place when the school is occupied outside a 3m deep exclusion zone along the boundary
with the school, or removed entirely.

5.0 Consultation
5.1

As this is an application for Approval of Details, there is no requirement for formal
consultation. However, Ward Councillors were notified of the proposals given public
interest and 40 written objections have been received. These are sumamrised below:
– the location of the rear wall is one of the main fire exits for the school
-

Demolition and piling during term time is non-negotiable as would force closure or
relocation of the school during building works.

-

Extreme levels of dust and noise from building works

-

The school will not be able to use the playground during construction as a result of
safety risk

-

There are no added stability measures for the structural stability of the proposed
house and boundary wall.

-

Piling restrictions must be upheld, 3-metre exclusion zone is inadequate.

-

Private housing should not take precedence over public safety

-

Increase in air pollution

-

No security measures for potential accidents.

-

Application is contrary to the approved s73 permission.

5.2

Various Stakeholders including members of the public and members of the adjacent All
Saints School have commented on the proposals saying that they do not believe the CMP
has fully addressed the issues at hand with specific reference to a different condition
relating to term time digging and excavation.

5.3

Objections submitted to the council have been reviewed and considered by the planning
team. Objections including references to the increase in dust, air and noise pollution
during the works, the structural stability of the wall and security for the site are addressed
in the report below.

5.4

Objections such as private housing taking precedence over public safety, and halting
building works altogether cannot be considered as planning permission has already been
granted for the development.

5.5

The Environmental Health department stated that the applicant’s submission is a
considerable improvement over the original version submitted last year. The updated
document takes into account the monitoring of noise and air quality to an appropriate
standard as outlined in the Council’s good practice guide.
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5.6

The Council’s Highways department stated that the although the submission does not
consider the restrictions on timescales as outlined in condition 16, the anticipated
programme of six and a half months raises no objection to discharge condition 3. A
review of the submission identifies that it is considered satisfactory, especially given the
proposal is for the redevelopment of a single dwelling.

6.0

Planning Considerations

6.1

The main issue in determining the applications is whether the details provided are
acceptable to meet the requirements of the Construction Management Plan (CMP). Given
the similarity between the two CMPs, the contents of both will be considered together in
each section.

6.2

Dust mitigation measures.

6.3

The Construction Management Plan recognises that the demolition and excavation works
have the capacity to generate dust and particulates, and sets out a series of measures to
control these. The measures include a hoarding to keep dust within the site, not locating
dust generating activities near the boundaries of the site where possible and dust
suppression measures when dust generating activities are taking place. The mitigation
measures have been assessed by the Council’s Environmental Health team and found to
be acceptable.

6.4

The location and operation of plant and wheel washing facilities

6.5

The details of the location of plant and wheel washing have been assessed and are
considered acceptable by both the Council’s Highways and Environmental Health
departments.

6.6

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

6.7

Noise and vibration will principally arise from demolition and piling works associated with
the development. The CMP notes that the specific focus will be on reducing any impact
on the adjacent school.

6.8

The noise and vibration measures in the CMP include real time noise and vibration
monitoring, which will send automatic alerts where there are breaches, an acoustic barrier
to be attached to the hoarding adjacent to the school and the timing of noisy activities to
avoid school lunch and break times where possible when the children are outside.

6.9

The measures have been assessed by the Council’s Environmental Health Team and
found to be acceptable. It should be noted that noise on construction sites is also
controlled under the Control of Pollution Act.

6.10

A structural method statement prepared by an appropriately qualified civil or structural
engineer, demonstrating how the excavation, demolition and construction work (including
temporary propping and other temporary works) are to be carried out whilst safeguarding
the structural stability of the adjoining retaining wall - (note that this element is only
required for CMP for the permission which includes a basement).

6.11

Details of the method for maintaining the retaining wall during construction have been
included in the CMP and have been prepared by the structural engineering firm Packham
Lucas. This notes that the pressure on the retaining wall would diminish as the work
progressed and once completed the load would be greatly reduced.
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6.12

The CMP also includes details of a 3m exclusion zone along the boundary with the
school, with no works to take place within this area whilst the school is occupied, with
netting fixed at the top of the wall as a second line if any objects were to fall from the site.
This provides additional reassurance that the proposed works would not pose a risk to the
school.

6.13

Given that any works to the wall would be subject to a Party Wall Agreement between the
applicant and the school before they could take place and would require Building Control
approval, the details provided in the CMP are considered sufficient for the purposes of
discharging this part of the condition.

6.14

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;

6.15

The details of traffic movements and routes, timings and the proposals to ensure the
safety of pedestrians have been assessed by the Council’s Highways Department and
are considered acceptable.

6.16

Management (to minimise risks to unauthorised personnel)

6.17

The site will be secured by a hoarding of at least 2m in height, with signage to discourage
unauthorised access and the principal contractor taking responsibility for securing the
perimeter. The detailed measures are considered to be acceptable in satisfying the
requirements of this part of the condition.

6.18

Details of the training of site operatives to follow the Construction Management Plan
requirements and any Environmental Management Plan requirements

6.19

The submitted details are considered to be acceptable.

6.20

Summary

6.21

Both the Council’s Highways and Environmental Health departments have been
consulted and raise no objection to the discharge of this condition for either application.
Officers are therefore satisfied that the applicant has taken appropriate measures to
ensure that construction of the dwelling is planned in a manner which would seek to
minimise disruption on the local highway network, amenity of local residents and also
protection of neighbouring property and buildings.

6.22

Amendment to condition 16 (no term time excavation)

6.23

The Construction Management Plan for DC/15/94980 includes provision for works during
school opening times provided that it is not within a 3m exclusion zone along the
boundary. However, condition 16 of that permission prevents excavation during term
time.

6.24

The applicant has argued that condition 16 makes the development difficult, if not
impossible, to accomplish as the excavation cannot be completed over the summer
school break. This would mean that the site would need to be vacated for long periods,
during which water ingress would make it hazardous and potentially affect the stability of
the retaining wall adjacent to the school. A contractor willing to undertake the works on
these terms would also be unlikely to be found.
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6.25

If Members are minded to approve the details of the Construction Management Plan, they
may also approve a ‘non-material’ amendment to the wording of condition 16 as a
consequential change that would allow the Construction Management Plan to be
implemented. The following wording is recommended:
No Works of excavation in connection with the approved basement (as identified in the
Construction Management Plan) shall take place within a 3-metre exclusion zone during
the hours of operation of All Saints School as outlined in the Construction Management
Plan.

7.0

Equalities Considerations

7.1

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.

7.2

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

7.3

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. In this matter, there is
no impact upon equality.

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

It is considered that the Construction Management Plans submitted are acceptable.

9.0

RECOMMENDATION 1: Approve the submitted details for condition 3 of planning
permission DC/14/89117
Informatives
A. The applicant is advised that condition 4, 5, 6, 7 and 8 of the Planning Permission
DC/14/89117 (as amended by DC/15/94980) remain outstanding.
B. Please be advised that the details submitted for this application have been assessed
only in relation to the condition as referred to on this application and do not provide
acceptance or otherwise pertaining to any other outstanding conditions or subsequent
applications.
RECOMMENDATION 2: Approve the submitted details for condition 3 of planning
permission DC/15/94940

Informatives
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A. The applicant is advised that the following conditions remain outstanding:
Pre-Demolition: None
Pre-Commencement: Condition 4 – Junctions, Condition 5- Materials and Finishes
Prior to occupation/Ongoing: Condition 6 – Landscaping, Condition 7 - Boundary
treatment, Condition 8 - Bird/Bat Boxes
B. Please be advised that the details submitted for this application have been assessed
only in relation to the condition as referred to on this application and do not provide
acceptance or otherwise pertaining to any other outstanding conditions or subsequent
applications.
RECCOMMENDATION 3: Approve application DC/17/100775 for a ‘non-material
amendment’ to vary condition 16 of planning permission DC/15/94940 to read as
follows:
16.
No Works of excavation in connection with the approved basement (as identified in
the Construction Management Plan) shall take place within a 3-metre exclusion zone during
the hours of operation of All Saints School as outlined in the Construction Management Plan.
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Agenda Item 4

Committee

PLANNING COMMITTEE A

Report Title
Ward
Contributors
Class

274 Brockley Road, SE4 2SF
LADYWELL
Agnieszka Nowak
PART 1

30 March 2017

Reg. Nos.

DC/16/097427

Application dated

11.07.2016

Applicant

Sub Rosa Architecture Ltd

Proposal

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 the 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 at 274 Brockley
Road, SE4 2SF.

Applicant’s Plan Nos.

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),
15-1183-10B; 15-1183-11C; 15-1183-12 (as
received on 26th January 2017);
15-1183-12A (as received on 9th February
2017).

Background Papers

(1) Adopted Unitary Development Plan (July
2004)
(2) Local Development Framework Documents
(3) The London Plan

Designation

N/A
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Introduction
1.1.1. This application was considered by Members at the meeting of Planning
Committee A held on 5th January 2017. Officers recommended approval of the
scheme on the grounds that it would provide an acceptable standard of residential
accommodation in a building of an acceptable scale and without a significant
impact on neighbours. Officers also highlighted that no objections were raised to
the contemporary appearance as this design approach was found to be acceptable
by the Inspector in the previous appeal decision. The original Planning Committee
report from the 5th January 2017 can be found at Appendix A.
1.2.

Notwithstanding officers’ recommendation, the Committee took the view that the
windows within the front elevation appeared disproportionately large and that a
more sympathetic design was required for this site given its location opposite the
Brockley Conservation Area.

1.3.

It was resolved that the determination of the application be deferred to allow further
negotiations to be had on this element within the scope of the current application
and that further public consultation take place on any amended plans.

1.4.

Following negotiations with officers, the appearance of the front elevation was
revised to include a more traditional treatment for the front bay and first
floor
windows.

2.0

Amended plans

2.1.

The applicant has submitted a fresh set of amended plans showing the following
revisions:
-

the front bay has been redesigned to align with sills and heads levels of the
adjoining terrace, and the window has been split into thirds with a wider
central bay more closely representing traditional proportions;

-

the first floor windows have been relocated to match the window
arrangement of the existing properties; and

-

all of the window frames and the bay are to be painted white.

2.3.

No other aspects of the application have been amended.

3.0

Consultation

3.1.

Further re-consultation has taken place and three objections and one comment
were received (of which two were from objectors to the original plans).

3.2.

The issues raised in the re-consultation responses are as follows:
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-

The proposal represents overdevelopment of the site;

-

Despite of the installation of privacy screens, the proposal would not ensure
privacy to the neighbouring gardens of Arabin and Brockley Roads;

-

The existing property is able to be developed into 3 flats without demolition;

-

parking stress during construction;

-

Deliveries, dust and noise;

-

The modified windows would still not compliment the windows of 272
Brockley Road or any other properties along that row of terraced houses in
design or style. The proposal would not respect or compliment the form,
setting and architectural characteristics of the part of the original building
that would remain, would adversely affect the architectural integrity of the
group of buildings and would have an intrusive impact on long views.

-

Obstruction and congestion on the public highway during construction;
pollution and disruption to neighbouring properties and businesses during
the upgrading of utility services;

-

The extension is not in keeping with the existing façade both at front and
back;

-

Loss of privacy, potential noise and disturbance from the rear balconies;

-

Design of the balconies not in keeping with the characteristics of the existing
buildings along Brockley Road;

-

The proposed development is excessive for the size of the site. The
proposed additional massing at the rear which will severely affect the
domestic character of this end of Arabin Road due to its bulk;

-

It is certainly an improvement on the previous application. However the new
windows onto Brockley Road would look better if they were closer in style
to the old windows.

3.3.

The above objections were considered in the previous report (see Appendix A).
The assessment of the revisions to the front elevation is contained in section 5 of
this report.

4.0

Policy Context

4.1.

The policy used in the assessment of the application has not changed from that
outlined in the original committee report.

5.0

Planning Considerations

Page 23

5.1.

It is considered that the latest amendments significantly reduce the visual
prominence of the bay and windows within the front elevation. The alignment of
the bay’s sill and head levels, along with the utilisation of the traditional window
arrangement and window frames’ colour improve the visual relationship of the
proposed building with the adjoining terrace and the adjacent Brockley
Conservation Area.

5.2.

As such, these further refinements represent a modern interpretation of the
traditional design and are considered to integrate well within the existing
surrounds.

5.3.

It should be borne in mind that a contemporary appearance was found to be
acceptable by the Inspector in the previous appeal decision.

5.4.

Officers would like to draw Members’ attention to the provisions of Conditions
4 and 5 (see below) which require details of all external construction detailing and
samples of materials to be approved by the Council to ensure a high quality design
is secured.

6.0

Conclusion

6.1.

This application has been considered in light of policies set out in the development
plan and other material considerations. The further refinement of the front elevation
is considered to represent a more traditional and sympathetic treatment that would
improve the visual relationship of the proposed building with the adjoining terrace
and the adjacent conservation area. Approval is therefore recommended.

7.0

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:
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); 15-1183-10B; 15-1183-11C; 15-1183-12 (as received on 26th January
2017); 15-1183-12A (as received on 9th February 2017).
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.
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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
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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.
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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.
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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:
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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-planningpermission/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-fordevelopers-and-businesses/Documents/GoodPracticeGuide.pdf
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Committee

PLANNING COMMITTEE A

Report Title
Ward
Contributors
Class

274 Brockley Road, SE4 2SF
LADYWELL
Agnieszka Nowak
PART 1

5th January 2017

Reg. Nos.

DC/16/097427

Application dated

11.07.2016

Applicant

Sub Rosa Architecture Ltd

Proposal

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 the 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 at 274 Brockley
Road, SE4 2SF.

Applicant’s Plan Nos.

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).

Background Papers

(1) Local Development Framework Documents
(2) The London Plan

Designation

N/A

Screening

N/A
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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
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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
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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.
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6.

-

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.
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:-

6.2

(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).

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
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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
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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
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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
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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
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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 StandardsNationally Described Space Standard’, to rationalise the varying space standards
used by local authorities.
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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.
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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 newbuild 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
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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.
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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.

Page 48

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
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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:-
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(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.
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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
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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
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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
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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-planningpermission/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-fordevelopers-and-businesses/Documents/GoodPracticeGuide.pdf
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overshadowing. The officer stated that Highways had no issues regarding this proposal,
having reviewed the construction management plan as fit for purpose. The officer also
advised that she was aware that there are enforcement cases relating to Mount Ash Road,
but did not know the details.
With regards to possible overshadowing, Cllr Walsh asked for clarification on the orientation
of the properties rear gardens, to which the officer replied north-west. The councillor asked
the officer if the Article 4 Direction specifically mentioned the jigsaw pattern of the original
water closet at the rear of these properties. The officer confirmed that the Article 4 Direction
makes no specific mention of this feature.
As members had no further questions, Councillor De Ryk moved a motion to accept the
officer’s recommendation and grant planning permission. It was seconded by Councillor
Walsh.
Members voted as follows:
FOR:
and Till.
.

Councillors Amrani (Chair), Bourne (Vice-Chair), Adefiranye, Hilton, Jeffrey

RESOLVED:

That planning permission be granted in respect of application No.
DC/16/98020 subject to the conditions outlined in the report.

5.

274 Brockley Road SE4 2SF (Item 5 on the agenda)

The Planning Officer outlined details of the proposal regarding demolition of the existing
property, retention of the front façade and the construction of a new building behind to
incorporate 4 self-contained flats. The officer mentioned that the proposal retains the original
London roofline and brought members attention to a previous application for five flats which
had been refused and subsequently dismissed on appeal. The officer outlined the
arrangement of the units, cycle and bin storage and spoke of amendments made to the
application including separate access for the two lower flats and the provision of a courtyard
space.
Cllr Walsh and Cllr Jeffrey noted that the windows seemed disproportionately large for a
corner unit. The officer replied that discussions had taken place with the applicant and the
windows were thought to be acceptable. Members thought the principle good but overall the
design was not worthy or sympathetic enough for a site opposite a conservation area.
The Committee received verbal representation against the proposal from Will Duggan a long
term resident and near neighbour. Mr Duggan stated that there were restrictive covenants
regarding building beyond the existing building line. The planning officer stated that although
she was unaware of them, any covenants would not restrict the planning process and would
be dealt with as a civil matter. Mr Duggan spoke of the development leaving minimal space
to the rear. Disruption and inconvenience to neighbours and members of the public was also
highlighted. Mr Duggan opined that the existing property could be converted into three flats
and that demolition of a Victorian property to secure one further flat was ridiculous. Mr
Duggan stated that the proposal would not be a high quality contribution to the street and
questioned the number of bins required for the proposed units, stating that a minimum of 8
bins rather than the proposed 5 would be needed. The planning officer conceded that there
Page 59

would be limited and temporary impact on the public regarding closure of the pavement, but
that a condition could be imposed regarding a construction management plan.
Cllr Hilton asked if the development would remain within the existing footprint.
The planning officer stated that the development would extend to the flank wall with a terrace
above, leaving a courtyard garden. Cllr De Ryk asked if it was feasible to demolish all but the
façade and was informed it was and that the Inspectorate had raised no objection to this part
of the previous proposal.
Cllr Walsh expressed concern regarding rooms with a single aspect and reiterated his
concern with the design of the windows, citing policy DM 30 and 32. Members agreed that
the windows are too large and that a more sympathetic design rather than tweaking details
was needed.
Suzanne White sought clarification from members that the fenestration was the only concern
and advised that if Members were minded to defer the application, further discussions could
be had with the applicant to redesign this element within the scope of the current application.
The Chair asked if members were minded to defer the matter so that negotiations on design
and consequent reconsultation could take place.
Councillor Walsh motioned to defer. It was seconded by Councillor Hilton.
Members voted as follows:
DEFER:

Councillors Amrani (Chair), Bourne (Vice-Chair), Adefiranye, Jeffrey, De
Ryk and Till

RESOLVED: To defer a decision on the application to allow officers to negotiate
amendments to the fenestration design on Brockley Road.

6.

76 Lock Chase, SE3 9HA (Item 6 on the agenda)

The Planning Officer outlined details of the proposal regarding a single-storey rear
extension. Following on from objections from the Blackheath Society, a number of changes
were made to the application including removal of a proposed side extension; deletion of the
proposed alterations to the front boundary crossover and the removal of the proposed roof
light within the front roof slope including reductions to the quantum glazing within the rear
elevation.
The Blackheath Society maintain their objection to the aluminium glazed doors on the south
elevation.
The Committee received verbal representation from Geoff Watkins the Architect. He stated
that he was not involved in past refusals linked to the site. The proposal, he said, was simple
and modest and would maximise use of the garden space whilst providing large open plan
living accommodation. Further reduction of the glazed area would fail to achieve this goal.
The roof dormers give the option to subdivide internal space.
Cllr Walsh asked why the proposal included aluminium windows on such a high quality site.
The architect replied that the original small, leaded casements were of no historic worth. Cllr
Bourne asked if there were any similar developments in the area, the architect was unaware
of any. Cllr De Ryk addressed members confirming that there were similar developments in
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PLANNING COMMITTEE (A)

Report Title
Ward
Contributors
Class

28 Sydenham Hill, SE26

Forest Hill
Geoff Whitington
PART 1

30 March 2017

Reg. Nos.

DC/15/094733

Application dated

28.11.2015

Applicant

Abbeyfield Housing Society

Proposal

Demolition of Hill House 28a Sydenham Hill SE26,
the change of use, alteration and extension to 28
Sydenham Hill SE26 including the formation of front
and rear lightwells, together with the construction of
a part/two, part/three, part/four, part/five-storey
building, to provide 40 self-contained 'Extra Care'
home units comprising 19, two bedroom and 21,
one bedroom flats, with the provision of 7 car
parking spaces, cycle parking and associated
landscaping.

Applicant’s Plan Nos

P01, P02, P03, P04, 05, P06, 07, P08 Rev A, P09,
P10, P11, P12, P13, P14, E01, E02, E03, Site Plan,
Block Plan, Impact on trees Report, Design & Access
Statement, Transport Statement, Area Appraisal –
conservation supporting information, Energy &
Sustainability Statement, Planning Statement, Statement
of public consultation received 28 November 2015; P15,
Travel Plan Rev A received 5 December 2016.

Background Papers

(1)
(2)
(3)
(4)

Designation

Core Strategy – Area of stability and managed
change.

1.0

Case File LE/345/28/TP
Local Development Framework Documents
The London Plan (2016)
The NPPF

Property/Site Description

1.0

The site is located on the south side of Sydenham Hill, lying opposite the borough
boundary with LB Southwark. The site, which measures 0.19 Hectares, is currently
occupied by a 3-storey plus roof space 1980s building (Hill House) located
centrally within the site that was formerly in use as a care home for the elderly prior
to its closure in 2014.

1.1

The building to the front of the site known as Highfield is a classically styled, locally
listed building of the mid-19th century, which has been unoccupied since 2010.
Although the Victorian Villa now stands isolated among dominant modern
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buildings, it is an important reminder of the earlier pattern of development on
Sydenham Hill.
1.2

The northern part of the site is flat, before sloping considerably toward the southern
end. Existing perimeter trees are located to the front half of the site, whilst there is
denser tree coverage to the rear.

1.3

The surrounding area is predominantly residential in character. To the west of the
site is Droitwich Close, which is comprised of 3-storey blocks of flats. To the east
are 3-storey flats (Porlock House), whilst to the south is a 5-storey block of flats
(Greyfriars).

1.4

To the south-east is a 6-storey building accommodating flats (Wirrall House), and
to the south-west is a 2-storey house. Directly to the north of the application site
are 2-storey dwelling-houses lying within the London Borough of Southwark,
bounded by an 8-storey block of flats and villa style properties.

1.5

The nearest local amenity is a public house to the west of the site on Crescent
Wood Road, whilst the nearest retail store is located on Wells Park Road.

1.6

The only existing vehicular access into the application site is from Sydenham Hill.
The site is served by two local bus routes, providing direct links to Sydenham and
Crystal Palace. The site has a PTAL rating of 2 on a scale of 1-6, where 1 indicates
poor access to public transport.

1.7

The site is not located within a conservation area, however it falls within a
designated ‘Areas of Special Character’.

2.0
2.1

Planning History
Planning permission was granted 16 October 1987 for the construction of a part
two, part three storey plus roof space home for the elderly on land at the rear of
Goodliffe House, comprising 25 residential units and two flats for staff together with
the provision of 5 parking spaces and the erection of a paladin enclosure to the
side.

3.0 Current Planning Application
3.1

The current application proposes the demolition of the existing care home building
to the centre of the site, which has been unoccupied since 2014. The replacement
building would vary in height between two and five storeys and would adjoin the
existing locally listed Highfield building to the side and rear, whilst extending within
close proximity of the western and southern boundaries of the site.

3.2

The development would provide 40 self-contained units comprising 19, two
bedroom and 21, one bedroom flats. The proposal would create an extra care
housing scheme incorporating specialist dementia care services for older people.

3.3

The facility would have associated communal facilities, including lounge/dining
room, activity rooms, well-being suite and hairdressers. The central external area
would be landscaped to form a communal garden for residents, measuring
approximately 230sq.m.
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3.4

Access to the building for residents would be through the existing building, which
would be converted to provide office space, a reception area, amenity rooms and
residential accommodation. Lightwells would be formed to the front of the building,
with a ‘bridge’ providing access to the entrance.

3.5

The building would be staffed 24 hours a day, with 12 full-time employees.

3.6

The existing vehicular access to the eastern side of the development would be
retained, with 3 parking spaces located at the rear, including 2 disabled bays. Four
parking bays would be provided to the front of the site. A refuse store, and a cycle/
buggy store would be located within an undercroft area to the front of the new
building.

3.7

The predominant facing material of the proposed building would be stock brick,
with extensive glazing to the western boundary. The elevation fronting Sydenham
Hill would be of reconstructed limestone pre-cast panelling.

3.8

External driveway surfaces are proposed in concrete block paviors laid on a
porous base. Existing driveway levels would be maintained to the east driveway to
avoid ground disturbance in the tree root protection areas.

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. Notification letters were sent to 163 properties, local
ward councillors, ward councillors from the London Borough of Southwark and
Southwark Council whose boundary lies opposite the site.
Written Responses received from Local Residents and Organisations

4.3

Two letters received objecting to the proposal on the following grounds;
(1)

Overbearing form of development;

(2)

Overlooking from west facing balconies and windows toward Leamington
Court;

(3)

Treatment of western façade – bris soleil is an inappropriate treatment, and
would result in overlooking;

(4) Loss of existing trees;
(5) Poor contextual analysis undertaken with neighbouring buildings;
(6) Inadequate parking provision.
(Letters are available to Members).

Page 63

London Borough of Southwark Planning Department
4.4

No response.
Natural England

4.5

No response.

Thames Water
4.6

No response.
Internal Responses
Highways

4.7

No objections raised.
Environmental Health

4.8

No objections.
Tree Officer

4.9

The officer raises objections to the proposal. Their comments and observations will
be addressed later in this report.
Conservation Officer

4.10

Raises concerns in regard to the visual harm upon the character of the existing
locally listed building.
Ecology

4.11

The Ecology officer has commented that there has been no assessment or
recognition of biodiversity, and there appears to be no mitigation and/or
enhancements proposed.

4.12

Bird and bat boxes should be provided as the area is a hotspot for bats and other
wildlife that use and commute between Sydenham Hill Woods, Sydenham Well
Park, the Hill Crest Estate Woodlands and Crystal Place Park.

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
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(c)

any other material considerations.

A local finance consideration means:

5.2

(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)

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

Other relevant national guidance contained within the National Planning Policy
Guidance is:





Climate change
Design
Renewable and low carbon energy
Use of Planning Conditions

Development Plan
5.6

The London Plan, together with the Core Strategy, the Site Allocations, the
Lewisham Town Centre Local Plan, and Development Management Local Plan
forms the borough's statutory development plan.
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Other National Guidance
5.7

The other relevant national guidance is:
Design
Health and wellbeing
Natural Environment
Planning obligations
Renewable and low carbon energy
Travel plans, transport assessments and statements in decision-taking
London Plan (2016)

5.8

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 3.8 Housing choice
Policy 5.1 Climate change mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.7 Renewable energy
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 6.9 Cycling
Policy 6.13 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 8.3 Community infrastructure levy
London Plan Supplementary Planning Guidance (SPG)

5.9

The London Plan SPG’s relevant to this application are:
Accessible London: Achieving an Inclusive Environment (2004)
Housing (2016)
Sustainable Design and Construction (2006)
Core Strategy

5.10

The Core Strategy policies relevant to this application are:
Spatial Policy 5 Areas of Stability and Managed Change
Policy 1 Housing provision, mix and affordability
Policy 7 Climate change and adapting to the effects
Policy 8 Sustainable design and construction and energy efficiency
Policy 10 Managing and reducing the risk of flooding
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Policy 12 Open space and environmental assets
Policy 14 Sustainable movement and transport
Policy 15 High quality design for Lewisham
Development Management Local Plan
5.11

The Development Management Local Plan policies relevant to this application are:
DM Policy 1
DM Policy 5
DM Policy 22
DM Policy 24
DM Policy 29
DM Policy 30
DM Policy 32
DM Policy 33
DM Policy 37

Presumption in favour of sustainable development
Specialist accommodation for older people
Sustainable design and construction
Biodiversity, living roofs and artificial playing pitches
Car parking
Urban design and local character
Housing design, layout and space standards
Development on infill sites, backland sites, back gardens and
amenity areas
Non designated heritage assets including locally listed
buildings, areas of special local character and areas of
archaeological interest

Residential Standards Supplementary Planning Document (2006, updated 2012)
5.12

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

6.1

Planning Considerations

The main issues to be considered in respect of this application are:
a)
b)
c)
d)
e)
f)
g)
h)

Principle of Development
Design, including relationship with locally listed building
Housing
Highways and Traffic Issues
Trees and Ecology
Impact on Neighbouring Properties
Sustainability and Energy
Planning Obligations

Principle of Development
6.2

Paragraph 197 of the National Planning Policy Framework states ‘in assessing and
determining development proposals, local planning authorities should apply the
presumption in favour of Sustainable development’. DM Policy 1 of the
Development Management Local Plan – proposed submission version, states that
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‘when considering development proposals the Council will take a positive approach
that reflects the presumption in favour of sustainable development contained in the
National Planning Policy Framework. It will work proactively with applicants to find
solutions which mean that proposals secure development that improves the
economic, social and environmental conditions of the borough’.
6.3

Extra care accommodation promotes independent living while providing a level of
support and intermediate health and social care for people who are vulnerable due
to age or disabilities. In this case, the proposal is for 40 extra care units for people
suffering from dementia.

6.4

A letter dated 17th January 2013 from the Council’s Customer and Community
Services Directorates to the Greater London Authority provides an overview of the
need for extra care housing in the borough. The letter states:
“The Council recently commissioned a review of older people housing in the
borough in order to understand current and future housing demand and review
existing housing supply. The study, which was undertaken by leading housing
consultancy Campbell Tickell, identified that, by 2030, there will be a shortfall of
269 units of extra care housing within the borough after taking account of the
existing provision by the Council, registered providers and private landlords and
using POPPI projections to calculate demographic change.
‘PCH currently have over 630 tenants who are aged over 60 and under occupying
and 10% of these residents are already in receipt of a care package. Over 450 of
these residents live in a three or four bed property, which includes 124 residents
that are aged over 80, with eight of these residents living in four bed houses.
‘Despite the expressed interest of current tenants to move to extra care, PCH do
not have any extra care elderly housing schemes within their housing portfolio. In
addition, there is a general lack of extra care housing in the south of the borough,
and housing in the north and central Lewisham currently lacks modern facilities.
The introduction of this scheme will provide quality housing options for these
residents with an opportunity to relocate and free up much needed family
accommodation in the borough.’

6.5

It is acknowledged there is a shortage of high quality homes specifically designed
for older residents in the Borough, and particularly homes which enable residents
to maintain their independence at home for as long as possible. The Lewisham
SHMA (2009) indicated that 17.9% of households in Lewisham were all older
people and another 5.5% contained at least one older member of the household
alongside younger members.

6.6

DM Policy 5 advises the Council will support proposals for specialist
accommodation including sheltered housing, care homes and other appropriate
models of accommodation for the elderly and those with particular needs. The
policy also states that whilst a key criterion is the need for buildings to be designed
so that they are fit for purpose for future occupiers. The relationship between a
development and its surroundings is also important.

6.7

In summary, there is strong policy support for the creation of extra care provision in
the Borough and given the predominant residential character of the surrounding
area, the use of the site for the proposed purpose is supported in principle.
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However, such need must be weighed against other planning matters, including
design, scale and massing. These will be considered below.
Design
6.8

Paragraph 64 of the National Planning Policy Framework states that ‘permission
should be refused for development of poor design that fails to take the
opportunities for improving the character and quality of an area and the way it
functions’, whilst Standard 1 - Development Proposals of The London Plan
Housing SPG (2016) requires development proposals to demonstrate how the
design responds to its physical context, including the character and legibility of the
area and the local pattern of building, public space, landscape and topology.

6.9

DM Policy 30 Urban design and local character states planning applications must
provide an adequate response to detailed matters including the creation of a
positive relationship to the existing townscape and topography, height, scale and
mass.

6.10

Officers raise no objections to the demolition of the existing Hill House, which is a
relatively modern building that has no significant architectural merit to warrant its
retention. However, whilst its design is not exceptional, it is acknowledged that its
form, lower scale/ height and positioning away from Highfield and the boundaries is
more appropriate for this site, in contrast to the proposed scheme.

6.11

The proposal fails to achieve a high quality design, attributed to the required
provision of 40 self-contained units. The scale and massing of the proposed
building would be excessive and disproportionate to the size of the site. The
western wing that connects to the front is overly large and would be visually
obtrusive and over dominant when viewed from the open space of the adjacent
flats, in particular Droitwich Close. The western wing also fails to take into
consideration the sloping nature of the site towards the rear, maintaining its height
when it should be seeking to step down accordingly with the change in gradient.

6.12

When viewed from the south, whilst the 5-storey height of the southern wing would
be similar to the adjacent Greyfriars, due to its siting upon the significant slope, the
building would appear approximately 3-stories higher, thereby dominating the
skyline.

6.13

A limited contextual analysis of the immediate area has been undertaken to justify
the proposed height of the building. Officers acknowledge the 5-storey buildings
located nearby, however these are generally in context with the proportions of their
plots.

6.14

Policy DM 37 (Areas of special character) states development in such areas should
‘sustain and enhance the characteristics that contribute to the special local spatial,
architectural, townscape, landscape or archaeological distinctiveness of these
areas.’

6.15

The scale and height of the proposal are excessive for the site and fall well below
the standard that would be expected for an area with such a designation. The
building would represent an unsympathetic design approach that would be neither
compatible or complementary with the surrounding urban typology.
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6.16

The inappropriate slab-like design and overall expanse of the building, coupled
with a lack of elevational articulation, contributes to the bulk and massing of the
development, which in turn would serve to compound the harmful visual impact.

6.17

Subsequently, the proposal would fail to preserve or create an urban form that
contributes to local distinctiveness, which includes building features, roofscape and
open space. It is therefore considered contrary to DM policies 30 and 37, and
further conflicts with policy when considering its impact upon the character of the
locally listed Highfield.
Relationship to locally listed building (Highfield)

6.18

Para. 132 of the NPPF requires great weight to be given to the conservation of
heritage assets and notes that significance can be harmed or lost through
unsympathetic development within their settings. Para 135 advises that when
determining applications, careful consideration must be given to the effect of a
proposal on the significance of non-designated heritage assets.

6.19

Historic England and CABE state in 'Building in Context' that where new
development affects heritage assets, design should be of the highest standard and
new buildings 'recognisably of our age, while understanding and reflecting history
and context'. In order to achieve a complementary relationship between the historic
and new built forms, reference should be made to locally distinctive models,
materials and key elements of design, which lend themselves to modern
interpretation and assimilation.

6.20

The NPPF requires that local planning authorities should take into account the
desirability of sustaining and enhancing the significance of such heritage assets
and of putting them to viable uses consistent with their conservation. They are also
obliged to consider the positive contribution that conserving such heritage assets
can make to sustainable communities including their economic vitality.

6.21

The principle of a contemporary architectural approach to the proposed building is
acceptable, however in this case, in addition to the concerns regarding the scale of
the proposal detailed above, the proposed architectural treatment makes no
reference to the stylistic qualities of the locally listed building, whilst the prominently
sited, institutional under-croft is considered particularly alien. The new built form
should not project forward of the rear (southern) building line of Highfield so that
the existing building remains pre-eminent on the site when viewed from Sydenham
Hill. The height of the new building should be stepped down towards its northern
frontage so that it remains respectfully below the eaves level of the locally listed
building (LLB).

6.22

The supporting statement maintains that interior connectivity between Highfield
and the new structure is essential for effective functioning. While it is
acknowledged that this is an important consideration, connectivity between the
historic and modern buildings should occur to the rear of Highfield and take the
form of a neutral glazed link, which allows the LLB and the new development to
remain visually separate.

6.23

The bulk and alien form of the new building would overwhelm Highfield, and would
serve to diminish both its individual significance and the special contribution it
makes to streetscene character, contrary to Policy DM37.

Page 70

6.24

In summary, officers are unable to support the proposed development due to the
design, scale, height, massing and layout of the scheme being inappropriate for
this site, demonstrated by the significant building mass to the western boundary
adjoining Droitwich Close.

6.25

The high density redevelopment of this site in a sensitive location, confirmed by the
special character designation, represents a significant over-development as
evidenced by the severity of the impacts that the proposals have upon townscape,
local character and the amenity of nearby occupiers, in addition to the character
and setting of the locally listed Highfield building.
Housing

6.26

The provision of housing is a key priority and pressure for the borough. Through
Core Strategy Policy 1, the Council seeks to reduce inequalities and create
socially mixed communities with a greater housing choice of mix, size, type and
location in order to represent the needs of Lewisham’s diverse community.
a) Size and Tenure of Residential Accommodation

6.27

The proposal includes 40 residential units consisting of: 19 x two-bedroom flats;
and 21 x one-bedroom flats.

6.28

The applicants advise that ‘the scheme proposal is of the highest quality currently
proposed nationally in the field of Extra Care Housing and has been designed to
meet the acknowledged exemplary standards for Extra Care and Dementia Care
housing.’

6.29

The proposal is a specialist type of housing, providing extra care facilities. The
applicant proposes that all of the proposed units would be affordable rented units,
exceeding the target of 50% affordable in schemes of 10 units or more set by Core
Strategy Policy 1.

6.30

Given the specialist nature of this form of housing, the tenure is considered
acceptable in this case. The applicants have advised that allocations would be via
the Council’s housing list, which together with the level of affordable housing and
age criteria for the development would have been secured by planning obligation
had permission been recommended.

6.31

The Council’s ’Affordable Rent Study: Market Research & Affordability Analysis’,
published February 2014’ which looked at affordable rent levels across the
borough advised that:

6.32

Appropriate Affordable Rent levels would be:
a.
b.
c.

6.33

· 1-bed: 80% market rent
· 2-bed: 70 to 80% market rent
· 3-bed: Up to 65% or a proportion at the capped rent of 50%

The applicant proposes to set rent levels for the units at 80% of market rent and on
the basis of the Affordable Rent Study, officers consider this acceptable.
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Standard of Accommodation
6.34

The one-bedroom units would measure 55sq.m, which exceeds the minimum
50sq.m as stated in the nationally described space standards, whilst the twobedroom units would be 68sq.m, exceeding the minimum 61sq.m tolerance. All
units would be afforded private balconies.

6.35

In terms of internal arrangement, the configurations of the units within the block in
the proposed C shape are arranged around two projecting cores. The nature of this
arrangement results in long corridors, which in turn mean that most of the rooms
would be single aspect, thereby limiting the range of outlook and the amount of
daylight received by the units. Whilst there would be no single aspect north facing
units, which are not supported by policy, the lower level units facing the communal
garden would be overshadowed by the 5-storey height of the southern wing, which
would also result in sense of enclosure and impaired outlook.

6.36

In addition, the lower ground floor unit to the front of the building would be single
aspect only, with all openings being sited less than 3 metres from the western
boundary, resulting in poor outlook toward the boundary fencing and limited
provision of sunlight.

6.37

The proposed communal garden would measure approximately 230sq.m, providing
a mix of hard and soft landscaping measures. Its positioning below the established
ground level, and proposed building heights surrounding it would result in the
amenity space being significantly overshadowed and enclosed. Considering the
nature of proposed tenure, the scheme should be seeking to provide residents with
an outdoor setting they can enjoy and that enhances their well-being.

6.38

Overall, officers are concerned that living standards would be compromised
significantly to enable the accommodation of the 40 units, indicating an
unacceptable over-development of the site.
Highways and Traffic Issues
Parking

6.39

The proposed level of off-street parking (7 spaces) would be insufficient to
accommodate the parking demand generated by the development, which would be
on a ‘first come, first served’ basis for residents, 12 members of staff and visitors.
The Transport Statement that accompanies the application does not include a
parking survey to demonstrate that the overspill parking generated by the
development can be suitably accommodated in the streets that surround the site.

6.40

The access arrangement/ layout for the proposed off-street parking would be
unacceptable. The vehicle access to the parking area to the rear of Highfield house
would be of an insufficient width to accommodate two way vehicle movements,
therefore vehicles would have to wait either on Sydenham Hill or within the parking
area when the access is used by a vehicle travelling in the opposite direction.

6.41

The intervisibility would be poor between the disabled parking spaces in the
parking area to the rear of Highfield house (parking bays 5 & 6) and vehicles
accessing the site from Sydenham Road. There is not a clear line of sight so
drivers would be unable to observe if the disabled spaces are available from
Sydenham road before accessing the site. The lack of intervisibility would increase
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the potential for conflict and would result in vehicles reversing out onto Sydenham
Hill, which is unacceptable.
6.42

The layout for the parking area to the west of the site would also result in vehicles
reversing out onto Sydenham Road, particularly parking bay 1. The vehicle
movements associated with the disabled parking space (bay 4) would be in close
proximity to the front doors for the building, which increases the potential for
conflict.

6.43

A swept path analysis is not provided for any of the parking areas/ spaces to
demonstrate that all vehicles could access/ egress the site in forward gear.

6.44

The transport statement does not illustrate where service vehicles would load to
service the site.

6.45

The surveys provided within the Transport Statement of similar Extra Care facilities
operated by Abbeyfield are unacceptable because the sites identified are not
comparable to the application site. In addition, the survey information does not
include the date or time when the survey was undertaken.

6.46

Given the issues outlined, the proposal is objectionable on Highways grounds.
Impact on Neighbouring Properties

6.47

DM Policy 32 Housing design, layout and space standards states that all new build
residential development should be attractive and neighbourly and respond
positively to the site specific constraints and opportunities.

6.48

Objections have been received from residents residing adjacent to the application
site, stating that the development would be over-dominant, whilst resulting in
overlooking.

6.49

As addressed earlier, the scale and massing of the development would be
considerable on its western side, adjacent to Leamington Court. The eastern end
of Droitwich Close has a grassed area that provides some amenity space for
residents, with a green backdrop provided by the trees within the application site.

6.50

The proposed development would lie within close proximity of the western
boundary, and due to the intended height and mass would serve to appear as an
overdominant addition to the public realm. The scale of the western and southern
elevations, at 5-storeys, would serve to impair the outlook of rear facing occupiers
in Leamington Court, whilst creating an overbearing sense of enclosure on the
adjacent amenity space within Droitwich Close. Whilst a Daylight/ Sunlight report
does not form part of this submission, officers consider that due to the orientation
of the proposed building, its height and close proximity to the western boundary, it
would be likely to overshadow a considerable area of the amenity space.

6.51

In terms of overlooking, officers accept that the brie soleil approach and its ‘high
transparency’ to the western elevation would mean users of the corridors would be
visible to the adjoining plot, however it is considered this would not result in
significant harm to neighbouring amenity. The nearest Leamington Court window
would lie approximately 12 metres away, and the orientation of the existing and
proposed buildings would negate any direct overlooking to their habitable rooms
from the corridors.
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6.52

The corridors would be unlikely to generate a regular flow of movement. Upper
floor occupiers to the southern end of the proposed building would be likely to use
the lift to the eastern side to exit the building, without a need to regularly use the
western corridors.

6.53

The southern elevation of the proposed building would lie approximately 21 metres
from the 5-storey block at Greyfriars to the south. All upper floor units would be
afforded 1.5 metre deep balconies, which would be screened to some extent by the
existing trees that lie adjacent to the application site. However, as advised later in
this report, the Council’s Tree officer is concerned the scale and close proximity of
the development may compromise those trees.

6.54

In response, the applicant has submitted revised plans that propose to direct the
view out from the south elevation balconies and living rooms at the upper stories
away from Greyfriars by the provision of vertical light stainless steel louvres
positioned on the edge of the balconies, which would allow for sufficient outlook
and filtering of natural light. Whilst this approach may be acceptable - subject to
appearance – the need to undertake such measures is another indication of an
over-development of the site.

6.55

In summary, officers consider the proposed development would result in a
significant overbearing impact upon the amenities of neighbouring occupiers due to
its scale and prominent siting.
Trees/ Ecology

6.56

Core Strategy Policy 12 states that in “recognising the strategic importance of the
natural environment and to help mitigate against climate change the Council will
conserve nature” which will be achieved by “protecting trees, including street trees,
and preventing the loss of trees of amenity value, and replacing trees where loss
does occur”.

6.57

The site is located within a designated ‘Areas of Special Character’. Part 6 of DM
Policy 37 refers to ‘Areas of Special Character’ and states;
‘Developments in areas of special local character should sustain and enhance the
characteristics that contribute to the special local spatial, architectural, townscape,
landscape or archaeological distinctiveness of these areas.’

6.58

Given the importance of the site, the proposal must recognise the special character
of the surroundings and ensure it enhances the local landscape. The site forms part
of a ribbon of designated land that is described in the Site of Borough Grade 1
Importance for Nature Conservation as ‘Remnants of ancient woodland, once
formed part of the Great North Wood, scattered around a housing estate. Some fine
old oak and sweet chestnut trees link back to this time.’

6.59

The Great North Wood was a natural oak forest that covered most of the rear of
raised ground starting some four miles (6 km) south of central London, covering
the Sydenham Ridge and the southern reaches of the River Effra and its
tributaries. At its full extent, the wood's boundaries stretched almost as far as
Croydon and as far north as Camberwell.
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6.60

In 2016 London Wildlife Trust secured funding from the Heritage Lottery Fund to
develop plans for a Living Landscape project based around the Great North Wood.
The project aims to raise people’s awareness of this largely forgotten woodland,
encouraging residents to explore, enjoy and value its natural wealth.

6.61

It is therefore important to highlight the submitted ‘Report on the Impact on Trees’
(ref 1-38-3786), particularly section 6 Tree Protection Proposals, which identifies
the need to protect existing trees that reflect the woodland character of the
surrounding area in which the application site is situated, and to protect them in the
long term from the pressures of intensive development.

6.62

The proposal to develop close to the plots boundaries would adversely affect the
roots of mature trees along the west, south and east boundaries. In time, this
would be likely to result in the loss of these trees, which serve to provide a vital
public amenity contributing to the woodland character of the area, whilst also being
relied upon by the developer to screen the proposed tall elevations from adversely
affecting adjacent residents’ woodland outlook.

6.63

It is regrettable that the scheme proposes to remove the tree group to the west of
Highfield House, which includes the mature Ash T26 as this group is a significant
feature on the frontage and provides public visual amenity to the street scene by
continuing and linking with the tree and woodland character of adjacent sites and
properties. The proposed side element would remove this tree group, which is a
visual break to the buildings fronting Sydenham Hill. It would remove the softening
effect and foil to the built form and cause a continuous built frontage to develop.

6.64

Root protection measures for the Hornbeam T4 to the east of the original building
and on drawings 1-38-3786/P1, P2 &P3 are emphasised and welcome. Particularly
measures to maintain and protect the existing ground levels from compaction and
excavation within root protection zone RPA with permanent fencing.

6.65

However, the deep excavations below existing ground levels to create the living/
dining room on Level -2 are of concern as this would affect soil moisture levels and
possibly damage tree roots.

6.66

The Tree officer has advised that proposals need to highlight in an Arboricultural
Method Statement and working plan how tree protection measures would be
implemented and incorporated into the construction on site phase - including where
site huts, material storage, drainage pipe lines are proposed to avoid and protect
the Root Protection Areas especially of T4 the mature hornbeam.

6.67

The Council’s Ecology officer has reviewed the submission, and commented there
is no assessment or recognition of biodiversity, and no mitigation and/ or
enhancements proposed.

6.68

It is also considered that the submission lacks sufficient detail in regard to
Sustainable urban drainage systems (SUDS), and how measures would be
implemented to ensure sufficient managing of drainage within the site and to
neighbouring plots. Had the scheme been considered acceptable, details would
have been requested by officers for assessment.
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Sustainability and Energy
6.69

The NPPF requires Local Planning Authorities to adopt proactive strategies to
mitigate and adapt to climate change. The NPPF requires planning policies to be
consistent with the Government’s zero carbon buildings policy and adopt nationally
described standards.

6.70

London Plan and Core Strategy Policies advocate the need for sustainable
development. All new development should address climate change and reduce
carbon emissions.

6.71

Core Strategy Policy 8 requires all non-residential floorspace to achieve BREEAM
Excellent. Sustainability requirements have been absorbed into Building
Regulations meaning the applicant does not have to comply with sustainability
requirements at this stage of the development process.

6.72

The submitted Energy and Sustainability Statement confirms the scheme would
achieve a policy compliant BREEAM Excellent rating, and a 35% improvement
over Building Regulations 2013. Energy efficiency measures would include the
installation of a communal CHP heating system and solar panels.

6.73

Building Control officers have advised they are satisfied with the initial approach at
this stage.
Planning Obligations

6.74

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

Necessary to make the development acceptable

(b)

Directly related to the development; and

(c)

Fairly and reasonably related in scale and kind to the development

6.75

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

6.76

The applicant provided a planning obligations statement outlining the obligations
that they consider are necessary to mitigate the impacts of the development. Had
permission been recommended, the following obligations would have been sought:
Affordable Housing: - 100% of units to social rented;
- rent levels set at no more than 80% market;
- Monitoring, legal and professional costs.
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6.77
7.0
7.1

Officers are satisfied the obligations would meet the three legal tests as set out in
the Community Infrastructure Levy Regulations (April 2010).
Local Finance Considerations
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 would have
been payable on this application and the applicant has completed the relevant
form.

8.0
8.1

Equalities Considerations
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. In this
matter there is no impact on equality.

9.0

Conclusion

9.1

This application has been considered in the light of policies set out in the
development plan and other material considerations including representations from
third parties.

9.2

Whilst the principle of continued care provision upon the site is supported, officers
do not consider this should outweigh the adverse impact of the development. The
overall scale and massing of the development would be excessive, failing to
respond positively to the application site or wider area, whilst impacting
significantly upon neighbouring amenity.
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9.3

It is also considered that the development would provide sub-standard residential
accommodation, with poor outlook and sense of enclosure to some units.

9.4

The relationship with the existing locally listed building is considered poor,
whereby the proposal would not correspond in any way to the architectural
language or character of Highfield. The shape and form of the building would not
be subordinate, whilst the undercroft is not an appropriate design response to this
frontage, highlighting the incongruous nature of the proposal.

9.5

The felling of trees upon the site, and the potential harm to those remaining also
raises concern, whilst officers consider the development would have a harmful
impact upon the designated special character of the area.

9.6

Finally, Highways officers raise objections due to insufficient provision of off-street
parking, and the subsequent impact upon neighbouring streets.

9.7

For these reasons, it is recommended permission be refused.

10.0
10.1

RECOMMENDATION
REFUSE PLANNING PERMISSION, for the following reasons:
1)

The proposal, by reason of excessive scale, height, bulk and massing would
represent a significant over-development of the site, appearing as an
overbearing and discordant form of development that would disrupt the
established building form, and harm the designated ‘Areas of Special
Character’, contrary to Policy 15 (High quality design for Lewisham), DM
Policy 32 (Housing design, layout and space standards), DM Policy 33
(Development on infill sites, backland sites, back gardens and amenity
areas) and DM Policy 37 (Non designated heritage assets including locally
listed buildings, areas of special local character and areas of archaeological
interest) of the Development Management Local Plan (2014).

2) The proposed building would fail to respect or be sympathetic to the historic
character and prominence of the locally listed building, resulting in a poor
relationship that would compromise the setting of Highfield and existing
streetscape, contrary to Policy 15 (High quality design for Lewisham), DM
Policy 30 (Urban design and local character) and DM Policy 36 (New
development, changes of use and alterations affecting designated heritage
assets and their setting: conservation areas, listed buildings, schedule of
ancient monuments and registered parks and gardens) of the Development
Management Local Plan (2014).
3) The proposed development, by reason of siting, scale and massing, would
result in adverse harm upon the setting of Droitwich Close, appearing as an
overbearing and incongruous introduction that would overshadow the existing
amenity space and impair outlook to occupiers, contrary to Objective 10:
Protect & Enhance Lewisham's Character & Policy 15: High Quality Design
for Lewisham of the adopted Core Strategy (June 2011), and 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 (2014).
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4) The proposed standard of residential accommodation would be compromised
significantly by virtue of the dense and overbearing scale and layout of the
building, that would result in sense of enclosure, overshadowing and poor
outlook to some units and the communal garden area, contrary to Policy 32
(Housing design, layout and space standards) of the Development
Management Local Plan (2014).
5) The proposal, by reason of insufficient provision of off-street parking, and the
likely demand attributed to the nature of the use, would result in potential
increased parking to neighbouring streets, contrary to DM Policy 29 (Car
parking) of the Development Management Local Plan (November 2014).

Page 79

This page is intentionally left blank

HIGHFIELD HOUSE, 28 SYDENHAM HILL, LONDON, SE26 6TP – SiteMap

Page 81

This page is intentionally left blank

