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RECORDING AND USE OF SOCIAL MEDIA
You are welcome to record any part of any Council meeting that is open to the public.
The Council cannot guarantee that anyone present at a meeting will not be filmed or
recorded by anyone who may then use your image or sound recording.
If you are intending to audio record or film this meeting, you must :


tell the clerk to the meeting before the meeting starts



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



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

If recording causes a disturbance or undermines the proper conduct of the meeting, then
the Chair of the meeting may decide to stop the recording. In such circumstances, the
decision of the Chair shall be final.
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PLANNING COMMITTEE (C)

Report Title

DECLARATIONS OF INTERESTS

Class

PART 1

Date: 03 NOVEMBER 2016

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

(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.

(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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Date 03 NOVEMBER 2016

MINUTES
To approve the minutes of the meeting of Planning Committee (C) held on the 22
September 2016.
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172 MANOR LANE, LONDON, SE12 8LP
LEE GREEN
JORDAN McCANN
PART 1

03 NOVEMBER 2016

Reg. Nos.

DC/16/098001

Application dated

18.08.16

Applicant

Miss Deborah Stephens

Proposal

The change of use of 172 Manor Lane SE13,
into a Tattoo studio.

Applicant’s Plan Nos.

Site Location Plan, Existing Ground Floor Plan,
Planning Statement, Economic Statement,
Existing Front Elevation, Proposed Advertising
received 18 August 2016

Background Papers

(1) Case File LE/393/172/TP
(2) Local Development Framework Documents
(3) The London Plan

Designation

Lee Manor Conservation Area

Screening

N/A

1.0

Property/Site Description

1.1

The application relates to the ground floor of a two-storey terrace property on
Manor Lane. Located within a local shopping parade of nine units, the unit
previously was in use by the neighbouring ‘Complementary Health Centre’ (174
Manor Lane) as a double unit, however is currently vacant.

1.2

The shopping parade includes two cafés, two takeaway food outlets, a drycleaner,
a newsagent, a corner shop and the health centre. The lawful use of the ground
unit is Class D1 (Non-Residential Institutions). The first floor of the property in use
for residential accommodation (172A Manor Lane).

1.3

The building is constructed of London Stock brick and has a traditional shopfront
at ground floor level, with a door to the above flat located adjacent to number 170
Manor Lane.

1.4

The site is located within the Lee Manor Conservation Area and is subject to an
Article 4 direction; it is not within the vicinity of any listed buildings.

1.5

The site has a PTAL of 3 and is located approximately 500m walking distance
from Hither Green Station to the West and Lee Rail Station to the East. Manor
Lane is an unclassified Road.

2.0

Planning History

2.1

DC/99/44774: The change of use of the ground floor at 172 Manor Lane SE12 to
osteopathy consulting rooms in connection with the adjoining practice at 174 –
granted 10.09.1999.

2.2

DC/16/98198: The display of one non-illuminated fascia sign on the front elevation
at 172 Manor Lane SE23. This advertisement application has been submitted in
association with the application currently being considered and has not yet been
determined.

3.0

Current Planning Applications

3.1

Planning permission is sought for the change of use of the ground floor level of
172 Manor Lane from Class D1 to a Tattoo Studio (Sui Generis).

3.2

No external building works are proposed, other than new signage, which is being
considered under a separate Advertisement application. There are no
amendments to the internal layout, which would remain as existing.

3.3

The proposed opening hours of the studio are 10.00 to 19.00, Monday to Sunday
(including public holidays). It is also proposed that the unit would sell associated
products such as artwork and clothing, but the primary and main use would be as
a tattoo studio.

3.4

Given the nature of the proposed use of the premises and waste it would create a
special treatment license would be required from the Council, and a waste license
from the Environment Agency. The waste collection would be arranged with the
Council once the license is obtained. The licensing of the unit is not a material
planning consideration, although waste collection is considered within the report.

4.0

Consultation

4.1

Pre-application advice was provided through the Duty Planner Service in which
officers advised of the application documentation requirements.

4.2

The Council’s consultation met the minimum statutory requirements and those
required by the Council’s adopted Statement of Community Involvement. All
properties adjoining the site and those within the shopping parade were sent a
consultation letter. Lee Green Councillors, the Lee Manor society and the
Council’s Conservation Officer were also consulted on the application. In addition
a site and public notice were displayed and a notice was issued in the local press.

4.3

Seven objections and one comment were received from local residents raising the
following concerns:
 The service is not required by local residents and a local business should cater
for local demand;
 There are other tattoo studios within close proximity of the application site;
 The studio is not in keeping with the character of the shopping parade;
 The use would pose potential health risks;
 The proposed opening hours and required equipment would generate noise;









If music were to be played it would disrupt the peaceful nature of the area;
The parlour is not in keeping with the current offerings on Manor Parade;
The use would contribute to issues relating to traffic and parking demand
within the surrounding area;
The use would negatively impact upon the neighbouring Complimentary
Health Centre and other surrounding businesses;
The use is not compatible with those primary schools within close proximity;
The proposal is contrary to planning policy;
Detrimental to the amenity of the area.

4.4

A number of objections received raised issue with the incompatibility of a tattoo
studio in such close proximity to a high volume young schoolchildren passing on
foot and risks of exposure to hazardous waste (blood and needles) and
inappropriate images. In addition, concern was raised over the potential nuisance
caused from such a use and that the use did not support the local community
aspirations of a safe & comfortable living environment. These objections relate to
assumptions regarding the character of patrons of the proposed use and therefore
do not form material planning considerations.

4.5

One letter of support was received stating that the proposed use would not be
detrimental to adjacent business

4.6

Representations are available to members on request.

5.0

Policy Context
Introduction

5.1

Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out
that in considering and determining applications for planning permission the local
planning authority must have regard to:(a)
the provisions of the development plan, so far as material to the
application,
(b)
any local finance considerations, so far as material to the application, and
(c)
any other material considerations.
A local finance consideration means:
(a)
a grant or other financial assistance that has been, or will or could be,
provided to a relevant authority by a Minister of the Crown, or
(b)
sums that a relevant authority has received, or will or could receive, in
payment of Community Infrastructure Levy (CIL

5.2

Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear
that ‘if regard is to be had to the development plan for the purpose of any
determination to be made under the planning Acts the determination must be
made in accordance with the plan unless material considerations indicate
otherwise’. The development plan for Lewisham comprises the Core Strategy, the
Development Management Local Plan, the Site Allocations Local Plan and the
Lewisham Town Centre Local Plan, and the London Plan. The NPPF does not
change the legal status of the development plan.

5.3

National Planning Policy Framework

5.4

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

5.5

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

5.6

Other National Guidance

5.7

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

5.8

London Plan (2015 as amended)

5.9

On 14 March 2016 the London Plan 2015 (consolidated with further alterations
since 2011) was adopted. The policies relevant to this application are:
Policy 7.1 Building London's neighbourhoods and communities
Policy 7.4 Local Character

5.10

Core Strategy

5.11

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
Spatial Policy 5
Core Strategy Policy 6
Core Strategy Policy 15
Core Strategy Policy 19

Lewisham Spatial Strategy
Areas of Stability and Managed Change
Retail hierarchy and location of retail development
High quality design for Lewisham
Provision and maintenance of community and
recreational facilities
Core Strategy Policy 20 Delivering educational achievements, healthcare
provision and promoting healthy lifestyles
Core Strategy Policy 15 High quality design for Lewisham

Core Strategy Policy 16 Conservation areas, heritage assets and the historic
environment
5.12

Development Management Local Plan

5.13

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

5.14

The following policies are considered to be relevant to this application:
DM Policy 31
Alterations/extensions to existing buildings
DM Policy 1
Presumption in favour of sustainable development
DM Policy 19
Shopfronts, signs and hoardings
DM Policy 26
Noise and vibrations
DM Policy 36
New development, changes of use and alterations affecting
designated heritage assets and their setting: conservation areas, listed buildings,
schedule of ancient monuments and registered parks and gardens
DM Policy 41
Innovative community facility provision
DM Policy 43
Art, culture and entertainment facilities

6.0

Planning Considerations

6.1

The relevant planning considerations are the principle of development, the loss of
Class D1 floorspace and the impact of the proposal on the amenities of
neighbouring occupiers and on car parking.

6.2

Principle of development

6.3

The proposal is located within a local shopping parade on Manor Lane. The
Development Plan does not include any policies protecting Class D1 floorspace
within a local shopping parade. DM Policy 16, Local shopping parades and corner
shops, seeks primarily to retained A1 uses and limit conversion of commercial
units to residential. The policy justification also states that the main function of
local shopping parades is providing for the daily needs of local residents.

6.4

The policy supporting text also states that the Council will seek to maintain a
balance of uses within a parade. The parade currently offers a variety of uses for
the local community, therefore consideration must be given to the proposed use
and how this supports the function of the parade. It is noted that there are no
similar uses within the immediate area, although there are in the wider area. Like
the existing D1 Health Centre the proposed use would provide an alternative
service to the local area. In principle the council does not object to the use, as it
seeks to provide a varied offer of services to the community. However,
consideration must be given to the impacts of the use on the amenity of adjoining
and surrounding properties to ensure that it would not be adversely affected.

6.5

The existing D1 use of the unit, although lost within the application site will
continue to operate within the adjacent unit, number 174, supporting a variety of
use within the local parade.

6.6

The development proposes no physical changes, other than for new signage, with
the existing shop frontage to be retained. The unit will primarily function as a
tattoo studio, but will sell products ancillary to the main use. The proposed use is
considered to be of a similar nature to the previous use. The planning statement
states that the studio would employ several tattoo artists and therefore will offer
services to the community and provide employment space.

6.7

It is therefore considered that subject to an acceptable impact on the amenity of
local residents that the development is acceptable in principle.

6.8

Impact on the amenities of neighbouring occupiers

6.9

Providing good quality of amenities for future and existing residents is listed as a
core planning principle of the NPPF. The proposed use will operate daily between
the hours of 10:00 – 19:00 including Sundays and Bank Holidays. These hours
are not considered to be unreasonable given the unit is within a shopping parade,
and with other units operating similar hours it is considered that the proposed use
will have limited impact on the amenity of surrounding residential properties.

6.10

The proposal will require the use of noise generating equipment, however the
nature of the equipment is not industrial and its use will be contained within the
property. The equipment is considered to generate noise similar to that of a
dentist and not be at a level that would be detrimental to the amenity of residents.
Therefore considering the scale of the use and proposed hours, no objection is
raised upon this basis.

6.11

The applicant has stated that music will be played within the premises, however
this may only be for background music. To protect the levels of noise on the
property a condition will be imposed restricting the use of amplified music within
the premises.

6.12

Overall given consideration to the proposed operation, opening hours and activity
within the unit, officers considered that the proposal will not have a detrimental
impact upon the amenities of neighbouring occupiers.

6.13

Impact on car parking and waste collection

6.14

Objections received raise concern that the use would attract patrons beyond that
of the local area and as such have a detrimental impact on traffic levels and car
parking within the area. Officers consider that the number of car trips generated
by the use are likely to be less than that generated by the health centre, given this
would also attract patrons beyond the immediate vicinity and offers sessions with
a number of people in attendance at once.

6.15

It is considered by Officers that all commercial uses within the parade will attract a
certain level of custom from the immediate area and as such great varying levels
of traffic and parking demand. However it is noted that the site is situated within
500m of two national rail stations and less than 50m to the nearest bus stop.
Although there may be an element of parking demand, given that the premises
will have limited customers at one time the demand on car parking and traffic
generation is not considered to be at levels that would have a detrimental impact
upon traffic or car parking demand within the surrounding area.

6.16

Officers acknowledge that the site will generate waste which requires a specific
license and collection arrangements. However as the unit is within a shopping
parade which will already have commercial waste collection it is considered that
site and adjoining highway are able to manage the new arrangements sought be
the use.

7.0

Community Infrastructure Levy

7.1

The above development is not CIL liable.

8.0

Equalities Considerations

8.1

Section 149 of the Equality Act 2010 (“the Act”) imposes a duty that the Council
must, in the exercise of its functions, have due regard to:(a)
eliminate discrimination, harassment, victimisation and any other conduct
that is prohibited by or under the Act;
(b)
advance equality of opportunity between persons who share a relevant
protected characteristic and those who do not;
(c)
foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

8.2

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

8.3

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

8.4

In this matter there is no impact on equality.

9.0

Conclusion

9.1

The application has been assessed against those policies set out in the
development plan and it is considered that the proposed change of use would be
acceptable in its setting and would not impact upon the amenity of neighbouring
occupiers.

9.2

Officers consider the proposed development would meet the needs of current and
future populations, be easily accessible and located within close proximity of
public transport, would not have a detrimental impact on neighbouring occupiers
and as such is in accordance with planning policy.

10.0

RECOMMENDATION

11.0

RECOMMENDATION:
conditions:

GRANT

PERMISSION

subject

to

the

following

Conditions
1.

The development to which this permission relates must be begun not later

than the expiration of three years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.
2.

The development shall be carried out strictly in accordance with the
application plans, drawings and documents hereby approved and as
detailed below:
Site Location Plan, Existing Ground Floor Plan, Planning Statement,
Economic Statement,
Reason: To ensure that the development is carried out in accordance
with the approved documents, plans and drawings submitted with the
application and is acceptable to the local planning authority.

3.

The premises shall only be open for customer business between the hours
of 10 am - 7pm (Monday to Sunday and Bank 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 17 Restaurants and cafes (A3 uses), and drinking establishments
(A4 uses) of the Development Management Local Plan (November 2014).

4.

No music, amplified sound system or other form of loud noise (such as
singing or chanting) shall be used or generated which is audible outside
the premises or within adjoining buildings.
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 and DM Policy 26 Noise and Vibration and layout and
space standards of the Development Management Local Plan (November
2014).

Informatives
A.

The Council engages with all applicants in a positive and proactive way
through specific pre-application enquiries and the detailed advice available on
the Council’s website. On this particular application, positive and proactive
discussions took place with the applicant prior to the application being
submitted through a pre-application discussion. As the proposal was in
accordance with these discussions and was in accordance with the
Development Plan, no contact was made with the applicant.

B.

The applicant is advised that this planning permission does not provide
consent for any alterations to the shopfront, including advertisement consents,
which are associated with the change of use.
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68 Manor Avenue, London, SE4
Brockley
Monique Wallace
PART 1

3 November 2016

Reg. Nos.

DC/15/97683

Application dated

20.07.2016, as revised 6.10.2016

Applicant

Ms Christina Johnson of Studio-ia on behalf of
Mr Morgan and Ms Marshall

Proposal

The construction of a single-storey annex,
providing ancillary accommodation for a family
member in the rear garden of 68 Manor Avenue,
SE4.

Applicant’s Plan Nos.

135-G200-P-SP, 135-G200-XP-BP, 135-G200P-BP, 135-G200-P-00, Planning Statement,
Planning Commentary, Design & Access
Statement received 28/7/16; 135-G200-S-AA
Rev B, 135-G200-E-S Rev B, 135-G200-E-E
Rev B, 135-G200-E-N Rev B, 135-G200-E-W
Rev B, 135-G200-S-BB Rev B received 6/10/16

Background Papers

(1) Case File DE/105/68/TP
(2) Core Strategy (2011)
(3) Development Management
(2014)
(4) The London Plan (2016)

Designation

Local

Plan

PTAL 4
Brockley Article 4 Direction
Brockley Conservation Area

1.0

Property/Site Description

1.1

The application site is the rear garden of a 4-storey (and attic) end of terrace
Victorian Villa, including a semi-basement, located on the western side of Manor
Avenue, and forms part of a terrace of similar houses.

1.2

To the rear of the application site is Ashby Mews, with Unit 2 Ashby Mews being
immediately to the rear of the application plot, and Unit 3 sharing a common
boundary with the rearmost section of the application site’s southern boundary.

1.3

Ashby Mews comprises a series of part single/part two storey buildings, with
frontages on the Mews Road. Unit 2 (along with Unit 1 Ashby Mews) has recently
been granted planning permission for the change of use to a live/work, and has
almost completed construction of a first floor extension, which will accommodate
the residential element of the live/work space.

1.4

Unit 3 Ashby Mews is a workshop space and is two storeys in height by virtue of a
mezzanine floor.

1.5

The application property and neighbouring buildings are within the Brockley
Conservation Area which is subject to an Article 4(2) Direction.

2.0

Planning History

2.1

1974 – An Established Use Certificate was issued for the use of 68 Manor Avenue
as two self-contained maisonettes.

2.2

1975 - Permission was granted for the formation of a dormer window in the rear
roof slope at 68 Manor Avenue, in connection with the use of the property as two
self-contained maisonettes.

2.3

Notwithstanding the above permissions, the application premises is currently in
use as a single-family dwelling house.

2.4

There are also a series of tree applications for works to trees in a Conservation
Area. In particular, an application to fell three conifer trees and to prune a silver
birch tree was permitted under reference DC/16/97267 on 28/6/16.

3.0

Current Planning Applications
The Proposals

3.1

The current planning application seeks permission for the construction of an
outbuilding, which the applicants refer to as an annexe, in the rearmost section of
the garden of the application site, backing onto Units 1 and 2 Ashby Mews and
running alongside the rear projection of Unit 3 Ashby Mews.

3.2

The building would have a maximum width of 12.4m and a depth of 5.7m, with a
part flat/part pitched roof at a maximum height of 4.56m. The flat roof over the
south-western side (left side when facing away from the back of the main house at
68 Manor Avenue) of the annexe would measure 4.56m, which would step down
to 3.45m at the north eastern (right side), and would slope down to 3.45m to the
common boundary with Unit 2 Ashby Mews to the rear.

3.3

The proposed materials would be vertically aligned timber columns, punctuated by
large expanses of glass windows and a door. A row of timber columns would also
be immediately in front of the outbuilding.

3.4

The series of windows and door are proposed to open and look into the centre of
the garden of 68 Manor Avenue, while ‘port hole’ style windows are proposed in
the side elevations and a dome light is also proposed in the flat roof. No windows
are proposed within the rear elevation, although the sloped roof at the rear would
be fully glazed.

3.5

The proposed annexe would be constructed in the location of three existing trees,
of which their removal has a consent to fell under application reference
DC/16/97267 approved 28/6/16.

3.6

The building would provide 60.46m² of internal floorspace and be occupied by a
bedroom and combined kitchen/dining/living area. A separate bathroom and

storage spaces are to be located in the centre of the annexe, between the two
main rooms.
3.7

The annexe is to be used ancillary to the main dwelling at 68 Manor Avenue, and
is not proposed to be used as separate, independent living accommodation.

3.8

The drawings were revised during the course of the planning application, in order
to accurately reflect the height of the rear wall (common boundary between the
application site and Unit 2 Ashby Mews) and to reduce the height of the tallest
element of the outbuilding by 0.5m.
Supporting Documents

3.9

The applicant has submitted the following supporting documents:


Planning Statement



Design and Access Statement



Granny annexe Planning commentary

4.0

Consultation

4.1

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

4.2

Site notices were displayed and letters were sent to residents and businesses in
the surrounding area and the local ward Councillors.
Written Responses received from Local Residents and Organisations

4.3

Four objections were received as a result of the consultation undertaken from the
occupiers of Unit 1, Unit 2, Unit 3 and Unit 4 and 81 Ashby Mews. The objectors
raised the following concerns:











The drawings submitted are not contextual enough to fully consider the
impact of the proposed development upon neighbour amenity
The application should have been accompanied by a sunlight and daylight
assessment
The proposed development would result in a loss of light to Unit 3 Ashby
Mews
The proposal may result in a loss of light and privacy to Unit 2 Ashby Mews
The proposed height could allow space for an additional floor, which could
result in overlooking.
The proposed development would be out of scale for a typical garden
annexe
The proposed height is unnecessarily excessive
The proposed building would interrupt views of the gardens
The proposed building would not be subordinate to the host building
There is no precedent for a building of such a large scale in the gardens
within the Conservation Area.



The proposal would result in overdevelopment of the garden

Brockley Society









No objection to the principle of development
The proposed scale and bulk is excessive (comment withdrawn post
amendments)
The proposed building could accommodate an additional floor which could
result in overlooking through the portholes
The proposal may result in setting a local precedent
A living roof should be provided to compensate for the loss of garden space
Units 2 & 3 Ashby Mews may lose light and suffer overshadowing
The OS map used is out of date and therefore do not fully show the
proposals in their true context
The ‘Planning Commentary’ is not applicable, as it does not provide any local
examples for comparison.

Conservation
4.4

Following consultation, no objections were raised from the Council’s Conservation
Officer.

5.0

Policy Context
Introduction

5.1

Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out
that in considering and determining applications for planning permission the local
planning authority must have regard to:(a)

the provisions of the development plan, so far as material to the
application,

(b)

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

(c)

any other material considerations.

A local finance consideration means:

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

On 6 March 2014, DCLG launched the National Planning Practice Guidance
(NPPG) resource. This replaced a number of planning practice guidance
documents.
London Plan (March 2016)

5.6

On 10 March 2015, the London Plan (consolidated with alterations since 2011)
was adopted. The policies relevant to this application are:
Policy 7.4 Local character
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology
London Plan Supplementary Planning Guidance (SPG)

5.7

The London Plan SPG’s relevant to this application are:
Character and Context (2014)
Sustainable Design and Construction (2014)
London Plan Best Practice Guidance
Core Strategy

5.8

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

Core Strategy Policy 8 Sustainable design and construction and energy efficiency
Core Strategy Policy 15 High quality design for Lewisham
Core Strategy Policy 16 Conservation areas, heritage assets and the historic
environment
Development Management Local Plan
5.9

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

5.10

The following policies are considered to be relevant to this application:
DM Policy 1
DM Policy 22
DM Policy 25
DM Policy 30
DM Policy 31
DM Policy 33
DM Policy 36

Presumption in favour of sustainable development
Sustainable design and construction
Landscaping and trees
Urban design and local character
Alterations and extensions to existing buildings including
residential extensions
Development on infill sites, backland sites, back gardens and
amenity areas
New development, changes of use and alterations affecting
designated heritage assets and their setting: conservation
areas, listed buildings, schedule of ancient monuments and
registered parks and gardens

Residential Standards Supplementary Planning Document (2012)
5.11

This document sets out guidance and standards relating to design, sustainable
development, renewable energy, sustainable drainage, dwelling mix, density,
layout, neighbour amenity, the amenities of the future occupants of developments,
safety and security, refuse, 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.
Brockley Conservation Area Supplementary Planning Document (December
2005)

5.12

This document advises on the content of planning applications, and gives advice
on external alterations to properties. It lays out advice on repairs and maintenance
and specifically advises on windows, roof extensions, satellite dishes,
chimneystacks, doors, porches, canopies, walls, front gardens, development in
rear gardens, shop fronts and architectural and other details. It also sets out
detailed guidance on the limited development that will be accepted within Brockley
Mews - mainly within Harefield Mews.

6.0

Planning Considerations

6.1

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

Principle of Development
Design
Ecology, Trees and Landscaping
Impact on Adjoining Properties

Principle of Development
6.2

DM Policy 33 Development on infill sites, backland sites, back gardens and
amenity areas refers to developments on back gardens. However, this is in
specific relation to the provision of new, separate dwellings.

6.3

The new building would possess the size and facilities to be self-contained, but
the application is for the use of the new building to be a relative of the occupiers of
the main dwelling. Such use would be considered as ancillary to the main
dwelling, and therefore DM Policy 33 does not apply.

6.4

To facilitate the use, the new building would benefit from water, electricity and
sewerage, to enable its use as habitable accommodation, but point 17 and 18 of
the Planning Statement submitted with the application advises that the space is to
be used for a family member and therefore the utilities billing and post would be
via the host building.

6.5

As the use is considered ancillary to the use of the main dwelling, the principle of
the proposal is acceptable. If permission were to be granted it would be
appropriate to include a condition on any permission that prevents the use of the
space as a separate dwelling without planning permission first being secured.
Scale and design

6.6

Core Strategy Policy 15 relates to high quality design and states that the Council
will apply national and regional policy and guidance to ensure highest quality
design and the protection or enhancement of the historic and natural environment,
which is sustainable, accessible to all, optimises the potential of sites and is
sensitive to the local context and responds to local character.

6.7

DM Policy 30 relates to urban design and local character and states that the
Council will require all development proposals to attain a high standard of design,
which applies to new buildings and for alterations and extensions to existing
buildings. In addition, development proposals will need to be compatible with
and/or complement the urban typologies and address design and environment
issues of the area. It is expected that new urban forms contribute to local
distinctiveness such as plot widths, building features and uses, roofscape, open
space and views, panoramas and vistas including those identified in the London
Plan, taking all available opportunities for enhancement.

6.8

DM Policy 31 Alterations and extensions to existing buildings including residential
extensions states that residential extensions should respect the integrity of the
host building, retain a minimum of 50% of the amenity space, and what is left

should be readily, private and useable. The development should not result in a
significant loss of amenity to adjoining plots.
Scale
6.9

The application seeks permission for the erection of a detached building to be
used as an ancillary annexe within the rearmost section of the garden.

6.10

Contextually, to the south west, Unit 3 Ashby Mews projects into the garden of 70
Manor Avenue, creating an 8m shared boundary with the application site at the
rear. This boundary wall treatment comprises the flank of Unit 3, which is 3.47m
high. This wall forms the parapet to a hipped roof, with a ridge height of 5.5m,
which slopes down to the boundary.

6.11

To the north west (rear boundary), is the back wall of Unit 2 Ashby Mews which is
3.4m minimum in height. Behind this wall are roof lights, which allow light into the
rear of the ground floor of Unit 2. Also behind this wall is a pitched roof with a
maximum height of 7.4m, which serves Unit 1 Ashby Mews.

6.12

The proposed annexe would be large in the context of domestic garden buildings
generally. However in this instance, the proposed building would be to the rear of
the garden which is already surrounded by part 1/part 2 storey buildings fronting
Ashby Mews. The common boundary with 66 Manor Avenue is void of any
structures in this location, however officers consider that a 3.45m high boundary
wall at the rearmost section of the garden would have a minimal impact given the
surrounding existing larger buildings within Ashby Mews and the back of 30m+
deep gardens. For this reason, officers consider that the height and scale of the
building is proportionate for the site.

6.13

Further, the proposed floor area equates to 21% of the overall floor area of the
garden, leaving sufficient, private and usable amenity space for the host dwelling.

6.14

Objections have been raised to the scale of the building failing to achieve the
necessary subservience to the host dwelling. Officers consider that whilst the
proposed building would be large for a garden building, it would not be large in the
context of its surroundings as set out above. Further, the 27m distance from the
main dwelling combined with the back garden position and the proposed use of
timber, all clearly denote a garden building, which officers consider results in
sufficient subservience to the main dwelling, and therefore is acceptable in that
regard.
Design

6.15

Core Strategy Policy 15 High quality design for Lewisham requires all
developments to be of the highest quality design, while also protecting and
enhancing the historic environment.

6.16

The proposed outbuilding would span the full width of the garden and be single
storey, but one section would have an extended height creating a cariation in the
overall roof design. Officers consider that the step up in the centre of the building
would break up the 12.4m width, creating a vertically aligned articulation to the
structure. The articulation would be complemented by the timber columns placed
immediately in front of the two masses.

6.17

The materials proposed being the timber columns, punctuated by vertical glazing,
would result in a contemporary building. It would be simplistic in form, creating an
elegant addition to the large garden. The proposed use of timber and glass,
surrounded by planting is considered appropriate in the garden setting.

6.18

The design of the proposed outbuilding is considered to be of a high quality. The
columns to the front of the outbuilding, together with the vertical collaboration of
glass and timber would create an elegant addition, while still using materials
appropriate for the garden setting and is therefore acceptable.
Impact on the Conservation Area

6.19

DM Policy 36 relates to new development, changes of use and alterations
affecting designated heritage assets and their setting: conservation areas, listed
buildings, schedule of ancient monuments and registered parks and gardens. DM
Policy 36 states that the Council will not grant planning permission where new
development or alterations and extensions to existing buildings is incompatible
with the special characteristics of the area, its buildings, spaces, settings and plot
coverage, scale, form and materials.

6.20

The immediately surrounding area forms two parts; the 30m+ deep gardens of the
plots belonging to the houses fronting Manor Avenue and the more commercial
nature of the single and two storey buildings within Ashby Mews.

6.21

The Conservation Area SPD refers to the valued contribution to visual amenity of
the far-reaching views of the gardens in the Brockley Conservation Area, and of
particular note are the views through the buildings on Ashby Mews to the rear
elevations of the houses fronting Manor Avenue.

6.22

The tallest element of the proposed building would clip the views to and from the
Mews at its southwest corner. Given the natural sightlines to and from the Mews
road, officers consider that any visual impact as a result of the proposed building
would be marginal in this regard.

6.23

Notwithstanding the proposed development being located in the rearmost section
of the garden, it would be visible from Manor Avenue, especially when lit.
However, officers are satisfied that the 30m+ distance from the public realm,
together with the use of timber and the surrounding foliage and trees would render
any visual impact to the Conservation Area to be marginal.

6.24

In terms of its hierarchical relationship with the host building, the 27m between the
proposed building and the host dwelling would still leave a vast expanse of green
space, which is characteristic of the building urban grain in the Conservation Area.

6.25

For the reasons set out above, officers do not consider that the proposed
development would harm the appearance of the Brockley Conservation Area.
Ecology, Trees and Landscaping

6.26

DM Policy 25 relates to Landscaping and trees and states that applicants for all
major development and, where appropriate, non-major development (and always
when there is a Tree Preservation Order in place) will be required to:

a. submit an Arboricultural Survey carried out by an appropriate, competent
person, in line with BS5837
b. retain existing trees for the most part and in the event of tree removal,
replacement planting will normally be required. New and replacement tree
planting must use an appropriate species that reflects the existing biodiversity in
the borough.
6.27

The Residential Standards SPD provides additional guidance with regard to
landscaping and trees and states that careful evaluation should be made of all
existing trees on the proposed development site. Ideally, all existing trees
considered being of sufficient quality, or which make an important contribution to
the character of a Conservation Area, should be retained in new development.
Where it is agreed that trees may be removed, then replacement planting should
take place within the development area. Attractive or ecologically important
existing natural features of a site should be retained where possible – these may
include small areas of woodland, natural ponds, large or specimen trees or groups
of trees. Trees in Conservation Areas will usually be retained where possible.

6.28

There are no Tree Preservation Orders relating to the site, however the trees are
protected from removal and other certain works without consent by virtue of the
Conservation Area Designation.

6.29

The development would result in the loss of three conifer trees and the reduction
of a silver birch. The trees are required to be removed to allow for the construction
of the annexe. These trees already benefit from permission to fell as explained in
the Planning History section of this report, notwithstanding the current application
and therefore Officers do not raise any objections to their removal.

6.30

An objection was raised to the lack of a living roof in replacement of the garden
space loss as a result of the proposed development. Core Strategy Policy 8
Sustainable design and construction and energy efficiency requires all major
developments to provide a living roof. As the proposed development is of a
domestic scale, officers consider the necessity to provide a living roof to be
unjustified in this instance.
Impact on Adjoining Properties

6.31

One of the Core Planning Principles indentified at paragraph 17 of the NPPF is
that planning should always seek to secure a good standard of amenity for all
existing and future occupants of land and buildings.

6.32

There are no residential units adjoining the boundary with the application site,
save 70 and 66 Manor Avenue. Those residences would be a minimum of 30m
away from the proposed building. The Residential Standards SPD requires a
minimum 9-21m from any sensitive window of existing dwellings. The proposed
development would clearly be in excess of this distance and therefore officers are
satisfied that any impact from the proposed development would be minimal.

6.33

Objections have been raised to the impact of the proposed development upon
Unit 3 Ashby Mews. The Use Class for Unit 3 is B1(c) of the Use Classes Order
(2015) which allows any industrial process (which can be carried out in any
residential area without causing detriment to the amenity of the area). As Unit 3 is
a commercial building, it is not considered to have any ‘sensitive’ windows, and

thus would not be afforded the protection to amenities for existing occupiers as
per Paragraph 17 of the NPPF. That being said, the privacy of future users of the
proposed development should also be protected and therefore to prevent any
overlooking between Unit 3 and the proposed building, Officers consider it
necessary secure obscured glazing for the porthole windows to the side of the
building.
6.34

Objections have also been raised with regard to the impact of the proposed
development upon the amenities of Unit 2 Ashby Mews. Unit 2 has recently been
granted planning permission for use as a live/work (Sui-generis) unit and it
proposed to have the commercial space at ground floor level, with the residential
use at first floor level.
To that regard, Unit 2 would have residential
accommodation in close proximity to the proposed development.

6.35

The primary outlook and access to light for the first floor of Unit 2 Ashby Mews is
either through roof lights at the rear, or west towards the Mews Road.

6.36

Officers are satisfied that the set back, and sloped position of the windows to the
rear of the proposed building, would negate any overlooking or loss of light to the
windows set behind the common boundary wall which currently allows light into
the ground floor of Unit 2.

6.37

Officers are therefore satisfied that any loss of light at the rear of this property
would not significantly compromise the amenities of the occupiers therein.

6.38

Overall, the impact to Units 2 and 3 Ashby Mews would be minimal given that Unit
3 is a commercial unit, which is afforded less protection in terms of any loss of
outlook or sunlight and Unit 2 would source the majority of its light and outlook
away from the application site.

6.39

In conclusion, any impact to existing levels of daylight, sunlight, outlook or privacy
from the proposed annex to neighbour amenity would be to an acceptable level.

7.0

Community Infrastructure Levy

7.1

The above development is not CIL liable.

8.0

Equalities Considerations

8.1

Section 149 of the Equality Act 2010 (“the Act”) imposes a duty that the Council
must, in the exercise of its functions, have due regard to:-

8.2

(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.

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

8.3

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

8.4

In this matter there is no impact on equality

9.0

Conclusion

9.1

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

9.2

In this case, the development does not conflict with the relevant policies of the
development plan. Therefore, officers consider the development to be acceptable
and recommend the Lewisham Planning Committee to GRANT permission.

10.0

RECOMMENDATION
GRANT PERMISSION subject to the following conditions:(1)

The development to which this permission relates must be begun not later
than the expiration of three years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.

(2)

The development shall be carried out strictly in accordance with the
application plans, drawings and documents hereby approved and as
detailed below:
135-G200-P-SP, 135-G200-XP-BP, 135-G200-P-BP, 135-G200-P-00,
Planning Statement, Planning Commentary, Design & Access Statement
received 28/7/16; 135-G200-S-AA Rev B, 135-G200-E-S Rev B, 135-G200E-E Rev B, 135-G200-E-N Rev B, 135-G200-E-W Rev B, 135-G200-S-BB
Rev B received 6/10/16
Reason: To ensure that the development is carried out in accordance with
the approved documents, plans and drawings submitted with the
application and is acceptable to the local planning authority.

(3)

The use of the flat roof on the building hereby approved shall be as set out
in the application and no development or the formation of any structure
providing access to the roof shall be carried out, nor shall the roof area be
used as a terrace, roof garden or similar amenity area.
Reason: In order to prevent any unacceptable loss of privacy to adjoining
properties and the area generally and to comply with Policy 15 High Quality
design for Lewisham of the Core Strategy (June 2011), and DM Policy 33
Development on infill sites, backland sites, back gardens and amenity
areas of the Development Management Local Plan (November 2014).

(4)

The residential accommodation hereby approved shall only be used for
purposes ancillary to the residential use of the dwelling house known as 68
Manor Avenue and shall not be occupied as any form of self contained
residential accommodation without prior the benefit of planning permission.

Reason: The application has been assessed only in terms of this restricted
use and any other use may have an adverse effect on the character and
visual amenity of the area and amenity for future occupiers contrary to
Policy 15 High Quality design for Lewisham of the Core Strategy (June
2011), and DM Policy 31 Alterations and extensions to existing buildings
including residential extensions, DM Policy 33 Development on infill sites,
backland sites, back gardens and amenity areas and DM Policy 36 New
development, changes of use and alterations affecting designated heritage
assets and their setting: conservation areas, listed buildings, schedule of
ancient monuments and registered parks and gardens of the Development
Management Local Plan (November 2014).
(5)

Notwithstanding the Town and Country Planning Act (General Permitted
Development Order) 2015 the high level windows (port holes) to be
installed in the north east and south west elevations (sides) of the
outbuilding hereby approved shall be fitted as obscure glazed and fixed
shut and retained in perpetuity.
Reason: To avoid the direct overlooking to and from adjoining properties
and consequent loss of privacy and to comply with DM Policy 31
Alterations and extensions to existing buildings including residential
extensions and Policy 33 Development on infill sites, backland sites, back
gardens and amenity areas of the Development Management Local Plan
(November 2014).
INFORMATIVES

(1)

Positive and Proactive Statement: The Council engages with all applicants
in a positive and proactive way through specific pre-application enquiries
and the detailed advice available on the Council’s website. On this
particular application, positive discussions took place which resulted in
further information being submitted.

(2)

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

(1) Case File DE/89/5/TP
(2) Core Strategy (June 2011)
(3) Development Management Local Plan
(November 2014)
(4) London Plan (March 2016)

Designation

Brockley Conservation Area
Brockley Article 4 Direction

Screening

N/A

1.0

Property/Site Description

1.1

The application property is a two storey, mid-terrace single family dwellinghouse
located on the west side of Beverley Court, a private road leading to a small neoGeorgian, 1950s cul-de-sac development of 21 properties accessed off
Breakspears Road. The houses, which are finished in white painted render, are
grouped in three terraces, enclosing a pleasant planted parking courtyard. The
two-bed application property faces the rear of properties on Breakspears Road
and is within a terrace of seven properties.

1.2

To the rear there are private garages for use only by those who own a property in
Beverley Court, but which can also be assessed off Wickham Road. To the north
is the railway embankment.

1.3

There are no existing extensions that have been granted planning permission to
the rear roofslope of this terrace nor to any of the properties in this court, just the
unauthorised one at No. 12.

1.4

The property is in Brockley Conservation Area and is subject to an Article 4
direction restricting permitted development rights, but is not a listed building. The
street is close to St. Peters Church in Wickham Road which is Grade II listed. It is
included within Character Area 1: Wickham, Breakspears, Tressillian and Tyrwhitt
Roads of the Brockley Conservation Area Character Appraisal.

1.5

The road is unclassified and the site has a PTAL rating of 3/4.

2.0

Relevant Planning History

2.1

DC/10/74744/FT: The construction of a single storey conservatory to the rear of 5
Beverley Court, Breakspears Road SE4. Granted and implemented.

3.0

Current Planning Application

3.1

Planning permission is sought for the construction of a dormer to the rear
roofslope to allow for the conversion of the loft space into a habitable room.

3.2

It would measure 2.8m deep by 2.5m high by 3m wide and 80cm from the party
wall boundaries with a 75cm set back from the eaves. It would be clad in zinc
standing seam and would have a slightly sloping GRP (Glass Reinforced Plastic)
roof over a waterproof membrane and white coloured powder coated aluminium or
steel framed casement and fixed windows to its west face. The rainwater pipe
would be concealed within and the roof would feature a perimeter valley gutter
behind the parapet.

3.3

Also proposed is the installation of a heritage style rooflight to the front roofslope
and a zinc clad boiler flue to the rear roofslope projecting 90cm from the eaves.

4.0

Consultation

4.1

Pre-application advice was sought through the Council’s Duty Planner Service.

4.2

The Council’s consultation exceeded the minimum statutory requirements and
those required by the Council’s adopted Statement of Community Involvement.
DC/16/096965
5 Beverley Court, Breakspears Road, London, SE4 1UN

4.3

Site notices were displayed, a press advert was published and letters were sent to
three adjoining residents, Brockley Ward Councillors and the Brockley Society.
Written Responses received from Local Residents and Organisations

4.4





4.5





5.0

Five objections were received from residents of Beverley Court raising the
following concerns:
The proposals would impact negatively on the aesthetic value of the cottage style
of the houses, especially nos. 1-7, in the Brockley Conservation Area.
The proposals would set an unwelcome precedent, be unpopular and are
considered opportunist. Many properties have been able to do a loft conversion
without the need for a rear dormer, which would be inappropriate and unsightly.
The dormer would destroy the ethos behind the Brockley Article 4 direction.
The front rooflight would be unnecessary and ugly and more light would enter the
loftspace through one or two rooflights to the rear.
The Brockley Society also objected to the roof dormer extension and rooflight for
the following reasons:
The proposed dormer to the rear roof slope is without any precedent within the
extant hitherto unchanged roofscape of Beverley Court.
As a result it is considered to be wholly unacceptable by way of:
- being of an inappropriate design, scale and bulk for these 2 storey cottage
terraces
- making no attempt to harmonise with the extant fenestration pattern and style
or minimise the impact within and without the extant roofscape by seeking to
accept the constraints of available internal space
- failing to comply with the BCA SPD policy of no rooflights to front roof slopes
and as recently reinforced by the Appeal Inspector's Report on 46 Wickham
Road (ref. APP/C5690/W/15/3039159 of 24 November 2015)
It thereby challenges the very root of Beverley Court's Conservation Area status
and more so by virtue of its exposed location as approached via the footpath
leading from Wickham Road.
It is recommended therefore that this application be refused or withdrawn.
Policy Context
Introduction

5.1

Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out
that in considering and determining applications for planning permission the local
planning authority must have regard to:(a) the provisions of the development plan, so far as material to the application,
(b) any local finance considerations, so far as material to the application, and
(c) any other material considerations.
A local finance consideration means:
(a) a grant or other financial assistance that has been, or will or could be,
provided to a relevant authority by a Minister of the Crown, or
(b) sums that a relevant authority has received, or will or could receive, in
payment of Community Infrastructure Levy (CIL).
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5.2

Section 38(6) of the Planning Compulsory Purchase Act 2004 makes it clear that
'if regard is to be had to the development plan for the purpose of any
determination to be made under the planning Acts the determination must be
made in accordance with the plan unless material considerations indicate
otherwise’. The development plan for Lewisham comprises the Core Strategy,
Development Plan Document (DPD) (adopted in June 2011), DMLP (adopted in
November 2014) and policies in the London Plan (March 2015). 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 that (paragraph 211), policies
in the development plan should not be considered out of date just because they
were adopted prior to the publication of the NPPF. At paragraphs 214 and 215
guidance is given on the weight to be given to policies in the development plan.
As the NPPF is now more than 12 months old paragraph 215 comes into effect.
This states in part that ‘…due weight should be given to relevant policies in
existing plans according to their degree of consistency with this framework (the
closer the policies in the plan to the policies in the Framework, the greater the
weight that may be given)’.

5.4

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

5.5

On 6 March 2014, DCLG launched the National Planning Practice Guidance
(NPPG) resource. This replaced a number of planning practice guidance
documents.
London Plan (March 2016)

5.6

On 14 March 2016 the London Plan (consolidated with alterations since 2011)
was adopted. The policies relevant to this application are:
Policy 7.4 Local character
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology
Core Strategy

5.7

The Core Strategy was adopted by the Council at its meeting on 29 June 2011.
The Core Strategy, together 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
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Spatial Policy 5 Areas of Stability and Managed Change
Core Strategy Policy 15 High quality design for Lewisham
Core Strategy Policy 16 Conservation areas, heritage assets and the historic
environment
Development Management Plan
5.8

The Development Management Local Plan was adopted by the Council at its
meeting on 26 November 2014. The Development Management Local Plan,
together with the Core Strategy and the London Plan is the borough's statutory
development plan. The following policies are relevant 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 36 New development, changes of use and alterations affecting
designated heritage assets and their setting: conservation areas, listed buildings,
schedule of ancient monuments and registered parks and gardens
Residential Standards Supplementary Planning Document (updated May 2012)

5.9

Paragraph 6.7 (Roof Extensions) states that all roof extensions should be
sensitively designed to retain the architectural integrity of the building and sets out
some design principles to achieve this.
Brockley Conservation Area Supplementary Planning Document (December
2005)

5.10

This document advises on the content of planning applications, and gives advice
on external alterations to properties. It sets out advice on repairs and
maintenance and specifically advises on windows, roof extensions, satellite
dishes, chimney stacks, doors, porches, canopies, walls, front gardens,
development in rear gardens, shop fronts and architectural and other details.

6.0

Planning Considerations

6.1

The relevant planning considerations are the impact of the proposal on the
character and appearance of the existing building, on the Brockley Conservation
Area and on the amenities of neighbouring occupiers.
Design and conservation

6.2

Paragraph 63 of the NPPF states that ‘in determining applications, great weight
should be given to outstanding or innovative designs which help raise the
standard of design more generally in the area’. Paragraph 131 states that ‘in
determining applications, local planning authorities should take account of the
desirability of new development making positive contribution to local character
and distinctiveness.

6.3

Core Strategy Policy 15 states that the Council will apply national and regional
policy and guidance to ensure highest quality design and the protection or
enhancement of the historic and natural environment, which is sustainable,
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accessible to all, optimises the potential of sites and is sensitive to the local
context and responds to local character.
6.4

Core Strategy Policy 16 states that the Council will ensure that the value and
significance of the borough’s heritage assets and their settings, conservation
areas, listed buildings, archaeological remains, registered historic parks and
gardens and other non designated assets such as locally listed buildings, will
continue to be monitored, reviewed, enhanced and conserved according to the
requirements of government planning policy guidance, the London Plan policies,
local policy and Historic England best practice.

6.5

DM Policy 30 states that the Council will require all development proposals to
attain a high standard of design, including alterations and extensions to existing
buildings. DM Policy 31 Alterations and extensions to existing buildings including
residential extensions states that development proposals for alterations and
extensions will be required to be of a high, site specific, and sensitive design
quality, and respect and/or complement the form, setting, period, architectural
characteristics, detailing of the original buildings. High quality matching or
complementary materials should be used, appropriately and sensitively in relation
to the context.

6.6

The proposed dormer would be set in from the eaves of the roof by 500mm and
the party wall boundaries by 500mm on each side. It would also be set down from
the roof ridge by 55mm. The scale and massing of the extension raises some
concerns from a conservation perspective, and in particular the width of the
cheeks and its relationship with existing features of the property. An alternative
design with a pair of smaller dormers aligned with lower windows may have some
merit. However the scheme as submitted, on balance, is considered to be
subordinate to the rear elevation in terms of its scale and massing and as such is
acceptable in this regard.

6.7

It is acknowledged that the proposed materials for the dormer, specifically the zinc
standing seam, GRP roof over a waterproof membrane and powder coated
aluminium or steel windows, would be different to those of the existing building.
However, they are considered to be an appropriate use of a modern material that
would not offend the existing materials of the building and would represent a high
quality design. Officers recommended that further details be sought regarding the
rainwater pipe, which should be concealed internally, and the lead flashing, which
should complement the colour of the existing roof and be of high workmanship.
Details were subsequently submitted and are deemed sufficient. The window
designs have also been amended to relate to the existing fenestration style, each
being divded up into eight panels by glazing bars.

6.8

This design is therefore considered acceptable, subject to delivery in accordance
with the plans. The suitability of the design relies on the materials being
contemporary, which is the case. This stance is backed by the Council’s Core
Strategy Policy 15 that applies national and regional policy and guidance to ensure
highest quality design, the Development Management Local Plan Policy 30 that
requires all development proposals to attain a high standard of design and Policy
31 that requires alterations and extensions, including roof extensions, to be of a
high, site specific, and sensitive design quality.
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6.9

With regard to the proposed front rooflight, although there are no other rooflights in
the terrace, on balance, it is not considered that this modest conservation style
addition would harm the character of the conservation area.
Impact on residential amenity

6.10

Core Strategy Policy 15 for Areas of Stability and Managed Change states that
any adverse impact from small household extensions on neighbouring amenity will
need to be addressed. DM Policy 31 states that residential development should
result in no significant loss of privacy and amenity (including sunlight and daylight)
to adjoining houses and their back gardens.

6.11

It is considered that there would be no significant impact from the proposal on the
amenities of neighbouring properties to the side and rear of the subject property in
terms of levels of sunlight, daylight, outlook and noise. Although the dormer
extension would overlook surrounding properties, there is an existing situation of
overlooking due to the presence of rear windows on lower floors. As such, it is
considered that the proposal would not result in a perceptible loss of privacy.

6.12

As regards the proposed front rooflight, there would be no perceptible impact on
the levels of sunlight, daylight, outlook, privacy and noise currently experienced by
neighbouring properties.

6.13

Therefore, the proposal is considered to have an acceptable impact on
neighbouring amenity.

7.0

Equalities Considerations

7.1

The Equality Act 2010 (the Act) introduced a new public sector equality duty (the
equality duty or the duty). It covers the following nine protected characteristics:
age, disability, gender reassignment, marriage and civil partnership, pregnancy
and maternity, race, religion or belief, sex and sexual orientation.

7.2

In summary, the Council must, in the exercise of its function, have due regard to
the need to:
(a)
eliminate unlawful discrimination, harassment and victimisation and other
conduct prohibited by the Act;
(b)
advance equality of opportunity between people who share a protected
characteristic and those who do not;
(c)
Foster good relations between people who share a protected characteristic
and persons who do not share it.

7.3

The duty continues to be a “have regard duty”, and the weight to be attached to it
is a matter for the decision maker, bearing in mind the issues of relevance and
proportionality. It is not an absolute requirement to eliminate unlawful
discrimination, advance equality of opportunity or foster good relations.

7.4

The Equality and Human Rights Commission has recently issued Technical
Guidance on the Public Sector Equality Duty and statutory guidance entitled
“Equality Act 2010 Services, Public Functions & Associations Statutory Code of
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Practice”. The Council must have regard to the statutory code in so far as it
relates to the duty and attention is drawn to Chapter 11 which deals particularly
with the equality duty. The Technical Guidance also covers what public authorities
should do to meet the duty. This includes steps that are legally required, as well
as recommended actions. The guidance does not have statutory force but
nonetheless regard should be had to it, as failure to do so without compelling
reason would be of evidential value. The statutory code and the technical
guidance can be found at: http://www.equalityhumanrights.com/legal-andpolicy/equality-act/equality-act-codes-of-practice-and-technical-guidance/
7.5

The Equality and Human Rights Commission (EHRC) has previously issued five
guides for public authorities in England giving advice on the equality duty:
1. The essential guide to the public sector equality duty
2. Meeting the equality duty in policy and decision-making
3. Engagement and the equality duty
4. Equality objectives and the equality duty
5. Equality information and the equality duty

7.6

The essential guide provides an overview of the equality duty requirements
including the general equality duty, the specific duties and who they apply to. It
covers what public authorities should do to meet the duty including steps that are
legally required, as well as recommended actions. The other four documents
provide more detailed guidance on key areas and advice on good practice.
Further information and resources are available at:
http://www.equalityhumanrights.com/advice-and-guidance/public-sector-equalityduty/guidance-on-the-equality-duty/

7.7

The planning issues set out above do not include any factors that relate
specifically to any of the equalities categories set out in the Act, and therefore it
has been concluded that there is no impact on equality.

8.0

Conclusion

8.1

The Local Planning Authority has considered the particular circumstances of the
application against relevant planning policy set out in the Development
Management Local Plan (2014), the Core Strategy (2011), London Plan (March
2016) and the National Planning Policy Framework (2012).

8.2

It is considered that the design, form and materials for the proposal are
appropriate and would preserve the character and appearance of the property
itself and the Brockley Conservation Area, without impacting adversely on
residential amenity.

9.0

RECOMMENDATION: GRANT PLANNING 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.
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2)

The development shall be carried out strictly in accordance with the application
plans, drawings and documents hereby approved and as detailed below:
Heritage, Design & Access Statement; VMZINC Facades Specification; 1502 A 00-00; 1502 A -00-01; 1502 A -00-02; 1502 A -00-03; 1502 A -00-10; 1502 A -0011; 1502 A -00-20; 1502 A -00-21; 1502 A -00-32; 1502 A -00-33; 1502 A -01-01;
1502 A -01-02 Received 7th June 2016
1502 A -01-20 Rev 01; 1502 A -01-41 Received 15th July 2016
Aerial Photo Received 18th July 2016
1502 A -01-30 Rev 01; 1502 A -01-31 Rev 01 Received 19th July 2016
1502 A -00-100 Received 23rd August 2016
1502 A -01-03 Rev 02; 1502 A -01-04 Rev 02; 1502 A -01-10 Rev 02; 1502 A -0121 Rev 02; 1502 A -01-22 Rev 02; 1502 A -01-23 Rev 02; 1502 A -01-40 Rev 02
Received 30th August 2016
Reason: To ensure that the development is carried out in accordance with the
approved documents, plans and drawings submitted with the application and is
acceptable to the local planning authority.

3.

The roof light hereby permitted shall be conservation style and be fitted flush with
the plane of the roof.
Reason: To ensure that the high design quality demonstrated in the plans and
submission is delivered so that local planning authority may be satisfied as to the
external appearance of the building and to comply with Policy 15 High quality
design for Lewisham of the Core Strategy (June 2011) and Development
Management Local Plan (November 2014) DM Policy 30 Urban design and local
character.
INFORMATIVES
Positive and Proactive Statement: The Council engages with all applicants in a
positive and proactive way through specific pre-application enquiries and the
detailed advice available on the Council’s website. On this particular application,
positive and proactive discussions took place with the applicant prior to the
application being submitted through the duty planner service. Whilst the proposal
was in accordance with these discussions, further minor revisions were required
after comments from Urban Design Officers.
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Committee

PLANNING COMMITTEE C

Report Title
Ward
Contributors
Class

58 ARRAN ROAD, LONDON, SE6 2NL
CATFORD SOUTH
LUKE MANNIX
PART 1

03 NOVEMBER 2016

Reg. Nos.

DC/16/097155

Application dated

20.06.16

Applicant

Hemingstone Design [on behalf of Ms Roberts]

Proposal

The construction of a single storey rear
extension to the ground floor flat at 58 Arran
Road SE6.

Applicant’s Plan Nos.

HD/SE6 2NL/EXT-ELEVATION; HD/SE6
2NL/EXT-GROUND; HD/SE6 2NL/EXT-ROOF;
Site Location Plan; Design and Access
Statement incorporating Heritage Statement
(Received 20th June 2016); HD/SE6
2NL/PROP-ELEVATION; HD/SE6 2NL/PROPGROUND; HD/SE6 2NL/PROP-ROOF; HD/SE6
2NL/SECTION; HD/SE6 2NL/SITE (Received
25th August 2016).

Background Papers

(1) Case File LE/705/58/TP
(2) Local Development Framework Documents
(3) The London Plan

Designation

Culverley Green Conservation Area

Screening

N/A

1.0

Property/Site Description

1.1

The application relates to a two storey semi-detached residential building located
on the south side of Arran Road. The building was converted into two selfcontained flats in 1959.

1.2

The building is finished in a mixture of pebbledash render and stock red brick with
a pitched tiled roof. The front has a gable end with projecting bay windows, which
are timber casement framed. The rear garden of the ground floor flat is 12m deep
and the width of the building and the overall garden depth is 20m.

1.3

The building forms a handsome pair with the adjoining semi-detached building,
which is typical of the character of the area. The site is located in Culverley Green
Conservation Area but is not covered by an Article 4 direction.

2.0

Planning History

2.1

24th August 1959 – Planning permission was granted for the alteration of 58 Arran
Road to form two self contained flats.

3.0

Current Planning Applications

3.1

Planning permission is sought for the construction of a single storey extension to
the rear of the ground floor flat at 58 Arran Road.

3.2

The proposed extension would be 3.5m deep at the boundary with 60 Arran Road,
but would step out to 4.3m deep from the western elevation. The roof would be
pitched with a total height of 3.7m and an eave height of 2.4m. Part of the
extension would have a flat roof.

3.3

The extension would have a tri-folding door leading to the garden as well as a
side-opening casement window. The wall and roof material would match the
existing building.

3.4

It should be noted that the originally submitted plans showed the extension a
uniform 4.3m deep with a mono-pitched roof 3.7m high at the existing elevation
and 2.5m high at the eaves. On the basis of officer advice, the extension was
amended to the current proposal.

4.0

Consultation

4.1

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

4.2

The Culverley Green Resident’s Association objected to the development due to
the adverse impact on the amenities of 60 Arran Road due to the loss of light.
Following changes to the scheme to reduce the height and depth at the boundary
with 60 Arran Road, the association was re-notified however no withdrawal of the
objection was received.

5.0

Policy Context
Introduction

5.1

Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out
that in considering and determining applications for planning permission the local
planning authority must have regard to:(a)

the provisions of the development plan, so far as material to the
application,

(b)

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

(c)

any other material considerations.

A local finance consideration means:
(a)

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

(b)
5.2

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

On 6 March 2014, DCLG launched the National Planning Practice Guidance
(NPPG) resource. This replaced a number of planning practice guidance
documents.
London Plan (2015 as amended)

5.6

On 14 March 2016 the London Plan 2015 (consolidated with further alterations
since 2011) was adopted. The policies relevant to this application are:
Policy 7.4 Local character
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology
Core Strategy

5.7

The Core Strategy was adopted by the Council at its meeting on 29 June 2011.
The Core Strategy, together with the Site Allocations, the Lewisham Town Centre
Local Plan, the Development Management Local Plan and the London Plan is the
borough's statutory development plan. The following lists the relevant strategic

objectives, spatial policies and cross cutting policies from the Lewisham Core
Strategy as they relate to this application:
Core Strategy Policy 15 High quality design for Lewisham
Core Strategy Policy 16 Conservation areas, heritage assets and the historic
environment
Development Management Local Plan
5.8

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

5.9

The following policies are considered to be relevant to this application:
DM Policy 31
DM Policy 36

Alterations/extensions to existing buildings
New development, changes of use and alterations affecting
designated heritage assets and their setting: conservation
areas, listed buildings, schedule of ancient monuments and
registered parks and gardens

Residential Standards Supplementary Planning Document (2006, updated 2012)
5.10

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

6.0

Planning Considerations

6.1

The main issues to be considered in respect of this application are the design and
the impact on adjoining properties.
Design

6.2

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

6.3

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

6.4

With respect to development in conservation areas, DM Policy 36 states that the
Council, having paid special attention to the special interest of its conservation
areas, and the desirability of preserving or enhancing their character or
appearance, will not grant planning permission where new development or
alterations and extensions to existing buildings is incompatible with the special
characteristics of the area, its buildings, spaces, settings and plot coverage, scale,
form and materials.

6.5

The proposed extension is to the rear of the property and whilst there are spaces
between the semi-detached buildings these are relatively narrow. Subsequently,
officers consider that the visibility of the proposed extension from the public realm
to be negligible.

6.6

Whilst officers note that the extension would result in the removal of the small bay
protrusion on the ground floor of the rear elevation, it is considered that due to the
low visibility the impact on the special character of the conservation area would be
minimal. It should also be noted that, whilst the flat does not benefit from
permitted development rights (and the proposal would fall outside of this criteria in
any sense), the removal of these features would be allowed on other dwellings in
the area as the site is not under an Article 4 direction.

6.7

The proposed extension would incorporate a pitched roof design, which would
closely resemble that of the existing development. Furthermore, officers consider
that matching materials would be compatible with the host dwelling. This can be
secured through condition.

6.8

It is acknowledged that the opening styles of the proposed extension would not be
similar to the existing first floor windows or the windows of adjoining properties.
Whilst this is not considered sympathetic, officers deem that due to the low
visibility the harm to the special character of the area would be negligible.

6.9

Finally, it is noted that the rear garden of the ground floor flat would be reduced
from 12m in depth to 7.7m at its smallest. Bearing in mind that the unit would only
be two bedrooms in size, this is not considered to significantly reduce the area of
external amenity for residents.

6.10

Overall, officers consider that the design of the proposed development would not
result in significant adverse harm to the special character of the Culverley Green
Conservation Area.
Impact on Adjoining Properties

6.11

Providing good quality of amenities for future and existing residents is listed as a
core planning principle of the NPPF.

6.12

Subsequently, DM Policy 31 states residential extensions adjacent to dwellings
should result in no significant loss of privacy and amenity (including sunlight and
daylight) to adjoining houses and their back gardens.

6.13

The proposed extension (as amended) would be constructed 150mm from the
side boundary of 60 Arran Road, which has a projecting bay 400mm from the
boundary with openings facing towards the subject site and towards the rear
garden. The height would be 2.4m at the eaves and the depth at this elevation
would be 3.5m.

6.14

The extension has been designed to keep the height at the eaves to a minimum at
2.4m. The relationship of the eaves, in terms of its height is considered a
significant factor in assessing the impact of a single storey extension on adjoining
properties. In this respect, it is noted the government sets the maximum eaves
level of a single storey extension at 3 metres irrespective of whether a standard
extension under permitted development or a larger extension under prior approval
(up to 6 metres). The height of the eaves is well below 3 metres to the extent that
it is officer’s view there would not be a sense of overbearingness, loss of light nor
outlook adjacent to number 60.

6.15

The form and nature of the rear of the adjoining property at number 60 further
mitigates against any significant adverse impacts. In this case, a large bay window
comprised of four full height windows serves the potentially affected habitable
room to the rear of the adjoining property. Due to the splayed nature of the bay,
three of the bay windows would not be affected by the height and scale of the
proposed extension due to their orientation away from the extension. The result is
that the proposal would not result in a significant loss of light to the neighbouring
habitable room nor would the occupants of that property be subject to an
overbearing sense of enclosure.

6.16

Notwithstanding this assessment, officers note that the subject site is to the west
of the site. As such, the adjoining openings would retain a large amount of
sunlight during the morning and early afternoon hours. Furthermore, with the
amendments made to the scheme, including the reduction in depth and height
through a pitched roof, the development is not considered to significantly reduce
daylight into the adjoining properties.

6.17

Overall, the impact on 60 Arran Road in terms of daylight/sunlight is considered
acceptable.

6.18

Officers note that there is a space of 2.5m from the extension to the side elevation
of 56 Arran Road. Furthermore, there is a noticeable distance from the side
elevation to the nearest opening of the adjoining property. Therefore, whilst the
depth of 4.3m would otherwise be harmful to amenities, considering the distance
to the nearest sensitive opening and the modest height at the eaves, this would
not result in adverse impacts of the amenities of these occupiers in terms of
daylight/sunlight, outlook or visual amenities.

6.19

Lastly, the proposed development would not overlook any adjoining property,
including any land of the upper floor flat. Therefore, it is considered that there
would be no adverse loss of privacy to adjoining properties.

6.20

In summary, officers consider that the proposed development would not have a
significant impact on the amenities of neighbouring properties.

7.0

Community Infrastructure Levy

7.1

The above development is not CIL liable.

8.0

Equalities Considerations

8.1

Section 149 of the Equality Act 2010 (“the Act”) imposes a duty that the Council
must, in the exercise of its functions, have due regard to:-

(a)

eliminate discrimination, harassment, victimisation and any other conduct
that is prohibited by or under the Act;

(b)

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

(c)

foster good relations between persons who share a relevant protected
characteristic and persons who do not share it.

8.2

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

8.3

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

8.4

In this matter there is no impact on equality.

9.0

Conclusion

9.1

The proposed extension, whilst being located within the Culverley Green
Conservation Area, is not considered to have a negligible impact to the special
character of the area.

9.2

The proposed development is considered to have an acceptable impact on the
amenities of nearby residential properties, including 60 Arran Road adjoining to
the east.

9.3

Therefore, officers consider that the scheme is acceptable.

10.0

RECOMMENDATION
GRANT PERMISSION subject to the following conditions:(1)

The development to which this permission relates must be begun not later
than the expiration of three years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.

(2)

The development shall be carried out strictly in accordance with the
application plans, drawings and documents hereby approved and as
detailed below:
HD/SE6 2NL/EXT-ELEVATION; HD/SE6 2NL/EXT-GROUND; HD/SE6
2NL/EXT-ROOF; Site Location Plan; Design and Access Statement
incorporating Heritage Statement (Received 20th June 2016); HD/SE6
2NL/PROP-ELEVATION;
HD/SE6
2NL/PROP-GROUND;
HD/SE6
2NL/PROP-ROOF; HD/SE6 2NL/SECTION; HD/SE6 2NL/SITE (Received
25th August 2016).
Reason: To ensure that the development is carried out in accordance with
the approved documents, plans and drawings submitted with the
application and is acceptable to the local planning authority.

(3)

No new external finishes, including works of making good, shall be carried
out other than in materials to match the existing.
Reason: To ensure that the high design quality demonstrated in the plans
and submission is delivered so that local planning authority may be
satisfied as to the external appearance of the extension 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).

(4)

The use of the flat roofed extension hereby approved shall be as set out in
the application and no development or the formation of any door providing
access to the roof shall be carried out, nor shall the roof area be used as a
balcony, roof garden or similar amenity area.
Reason: In order to prevent any unacceptable loss of privacy to adjoining
properties and the area generally and to comply with Policy 15 High Quality
design for Lewisham of the Core Strategy (June 2011), and DM Policy 31
Alterations and extensions to existing buildings including residential
extensions of the Development Management Local Plan (November 2014).

INFORMATIVES
(A)

Positive and Proactive Statement: The Council engages with all
applicants in a positive and proactive way through specific pre-application
enquiries and the detailed advice available on the Council’s website. On
this particular application, positive discussions took place, which resulted in
further information being submitted.

