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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
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Agenda Item 1
Committee

PLANNING COMMITTEE (C)

Report Title

DECLARATIONS OF INTERESTS

Class

PART 1

Date: 20 JULY 2017

Members are asked to declare any personal interest they have in any item on
the agenda.
(1)

Personal interests
There are three types of personal interest referred to in the Council’s Member
Code of Conduct :-

(2)

(a)

Disclosable pecuniary interests

(b)

Other registerable interests

(c)

Non-registerable interests

Disclosable pecuniary interests are defined by regulation as:(a)

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

(b)

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

(c)

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

(d)

Beneficial interests in land in the borough.

(e)

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

(f)

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

(g)

Beneficial interest in securities of a body where:(a)

that body to the member’s knowledge has a place of business or
land in the borough; and

(b)

either
(i)

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

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

*A relevant person is the member, their spouse or civil partner, or a person with
whom they live as spouse or civil partner.
(3)

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

(4)

(a)

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

(b)

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

(c)

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

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

(5)

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

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

(b)

Where a member has a registerable interest which falls short of a
disclosable pecuniary interest they must still declare the nature of the
interest to the meeting at the earliest opportunity and in any event before
the matter is considered, but they may stay in the room, participate in
consideration of the matter and vote on it unless paragraph (c) below
applies.
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(6)

(c)

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

(d)

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

(e)

Decisions relating to declarations of interests are for the member’s
personal judgement, though in cases of doubt they may wish to seek the
advice of the Monitoring Officer.

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

(7)

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

Housing – holding a tenancy or lease with the Council unless the matter
relates to your particular tenancy or lease; (subject to arrears exception);

(b)

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

(c)

Statutory sick pay; if you are in receipt;

(d)

Allowances, payment or indemnity for members;

(e)

Ceremonial honours for members;

(f)

Setting Council Tax or precept (subject to arrears exception).
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Agenda Item 2
Committee

PLANNING COMMITTEE (C)

Report Title

MINUTES

Ward
Contributors
Class

PART 1

Date: 20 July 2017

MINUTES
To approve the minutes of the meeting of Planning Committee (C) held on the 27 April
2017.
LONDON BOROUGH OF LEWISHAM
MINUTES of the meeting of the PLANNING COMMITTEE (C) held in ROOMS 1 & 2, CIVIC
SUITE, LEWISHAM TOWN HALL, CATFORD, SE6 4RU on 27th April 2017 at 19:30.
PRESENT: Councillors Clarke (Chair), Hooks (Vice Chair), Bernards, Paschoud, Hordijenko,
Sorba and Jacca
OFFICERS: Michael Forrester – Planning Service, Suki Montague – Legal Services and
Amanda Ghani – Committee Co-ordinator
APOLOGIES: Councillors Dacres, Curran and Klier.
1.

DECLARATION OF INTERESTS

None
2.

MINUTES

Members approved minutes for 16th March 2017. Minutes for 2nd February to be approved at
next committee meeting.
3.

Councillors Hordijenko and Bernards arrived after the start of the committee
meeting and so did not take part in proceedings or voting on Item 3 on the
agenda.

4.

7 Firs Close, SE23 1BB (Item 3 on the agenda)

This item was deferred by members at the last meeting (16th March). Members required
comparison drawings to illustrate the scale of the proposed extension and its impact on
neighbour amenity along with provision of an overshadowing study showing impact on 21st
March 2017.
The Planning Officer Michael Forrester explained that since the deferral, two new objections
have been received; they include parking stress and health and safety of children at Seeding
Day Nursery.
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The Planning Officer outlined details of the proposal for the construction of a rear extension
at first floor. Members were shown the new drawings. Clarification on what is deemed
acceptable overshadowing was given by the Planning officer as Councillor Sorba’s request.
The Committee received verbal representation and photographs from the objector, Lisa
Etherington who spoke about her right to light. A letter from Shirley Ellis, Ms Etherington’s
right of light consultant was passed to members for their consideration. Ms Etherington
highlighted anomalies on the new drawings which failed to show a window and a set of
French doors on the rear elevation of her property whilst incorrectly showing a window rather
than a front door. She stated that the proposal would overshadow her property with light only
being available between 12-3pm and that a vertical light study should have been carried out.
Council’s legal officer Suki Montague, reminded members that they should consider loss of
sunlight and overshadowing rather than right of light. The concept of right to light is dealt with
under a different legal regime.
Councillors Paschoud and Hooks agreed that they were satisfied with the new submitted
details and the officer’s recommendation. Councillors Sorba and Clarke asked for
clarification on how and when the rooms were used. Using the submitted drawings, the
Planning Officer showed members how the sun moves across the site.
After deliberation, Councillor Paschoud moved a motion to accept officer’s recommendation.
It was seconded by Councillor Hooks.
Members voted as follows:
AGAINST: Councillors Clarke, Sorba and Jacca.
Councillor Sorba then moved a motion to reject officer’s recommendation. It was seconded
by Councillor Jacca.
Members voted as follows:
FOR: Councillor Clarke
AGAINST: Councillors Paschoud and Hooks.
RESOLVED: That the application DC/16/098073 be refused due to significant
overshadowing having a detrimental impact on neighbouring residential amenity.
4.

25 Southbrook Road, SE12. (Item 4 on the agenda)

New conditions for an approval were tabled.
The planning officer Michael Forrester outlined details of the application for the construction
of an infill two-storey extension to the rear, with associated roof lights, sash windows, glazed
sliding doors and rear decking and sited three similar extensions that exist on the road.
Objections received were concerned with scale, design and loss of light. The council’s
conservation officer had no objection to the proposal.
Members sought clarification on the width of the gap between the subject property and its
neighbour and the angle of the roof slope with regards light to the upper window.
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Councillor Hooks noted anomalies in the officer’s report which should refer to Lee Green
Councillors and the Lee Green Conservation Area rather than Lee Manor.
The committee received verbal representation from James Kay the Architect, who spoke
about character, design and materials. He pointed out that the roofline had been designed
with consideration to neighbours windows.
There were no questions from members and so the committee received verbal
representation from Ms Hadfield, her daughter Mia and Charles Batchelor who was
representing the Lee Manor Society. Mia Hadfield pointed out that submitted pictures failed
to show her bedroom on the ground floor of the property. She outlined to members the room
uses of the rooms that had windows on the side elevation and indicated where there would
be loss of sunlight.
Charles Batchelor noted the railway line running behind the properties and the view
passengers would have from the passing trains. He said that historically there was a
reluctance to grant two storey rear extensions to these properties. He stated that the design
would be better if it stood apart from the original house rather than trying to blend in with
existing design features.
The Planning Officer explained to members that there is no ban on two storey rear
extensions and confirmed new guidance is being updated in line with the number of planning
legislation changes that have taken place over the last few years.
The proposal was further considered by members. Councillor Clarke said that impact on loss
of light to rooms maybe greater if the property is in flats rather than as a single dwelling.
The Legal Officer reminded members that when considering the proposal, they would need
to decide how much weight to give to the loss of light to a bedroom.
Councillor Sorba moved a motion to reject the Officers recommendation to approve the
proposal. The motion was not seconded.
Councillor Jacca moved a motion to accept the Officers recommendation. It was seconded
by Councillor Paschoud.
Members voted as follows:
FOR:

Councillors Bernards and Hordijenko

AGAINST:

Councillors Clarke and Sorba.

ABSTAINED: Councillor Hooks.
RESOLVED: That planning permission be granted in respect of application No.
DC/17/099901.
The meeting ended at 8.30pm.

Chair
27th April 2017
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Agenda Item 3

Committee

PLANNING COMMITTEE

Report Title
Ward
Contributors
Class

UNIT 2 RESOLUTION WAY, LONDON, SE8 4NT
DEPTHFORD
JOSHUA OGUNLEYE
PART 1

20 JULY 2017

Reg. Nos.

DC/17/100644

Application dated

13.03.2017

Applicant

Mr Steve Wheeler

Proposal

The change of use from B1 (office) to A4 (drinking
establishment) at Unit 2 Resolution Way SE8.

Applicant’s Plan Nos.

Site Location Plan (Received 13 March 2017)
001 Rev A01; 002 Rev A01; 003 Rev A01; 004 Rev
A01; Heritage Statement; Elevation Photos
(Received 29 March 2017)
Conditions for Gin and Beer Company; Licensing
Application; Noise Reduction; Operational Overview
(Received 20 June 2017)
Notes from builders (revised) (Received 21 June
2017)

Background Papers

(1) Case File LE/801/112/TP
(2) Development Management Local Plan
(November 2014)
(3) London Plan (March 2015)

Designation

Deptford High Street Conservation Area
Area of Archaeological Priority
Major District Centre
PTAL 4/5

Screening

N/A

1.0

Property/Site Description

1.1

The application site is Unit 2 (the arches) on Resolution Way, which is located off
Deptford High Street close to the entrance to Deptford Railway Station and
comprises 116m² of floor space.

1.2

Unit 2 sits below the railway line within a row of 30 arches arranged along
Resolution Way from Deptford High Street in the west to Deptford Church Street in
the east. Vehicular and pedestrian access to Unit 2 is from the southern frontage to

1
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Resolution Way. A row of car parking spaces is located on the opposite side of the
road.

1.3

1.4

Unit 2 sits within policy zone SA3 (Mixed Use Employment Land) and fronts the
side of 126 Deptford High street a mixed-use property (A3 ground floor, and C3 on
the first floor and roof extension). The application site also fronts ‘enclave’ a 6
storey residential block, that forms part of the Griffin Street redevelopment.
Unit 2 is currently vacant and was been so for approximately 3 years; its previous
use was as the base for an office/ Storage Unit. The majority of arches along
Resolution Way are used for B class uses with the exception of units 3 and 4,
which are currently used as A3/A4 premises.

1.5

The row of arches form part of a long viaduct running east to west from London
Bridge Station through southeast London, through North Kent Junction, Deptford
Station and all the way to Greenwich. The viaduct is a Grade II listed structure with
the following listing description:
“Railway viaduct for the London and Greenwich Railway. Construction was
authorised by Act of Parliament in 1833 and the railway opened to Greenwich in
1838. Grey brick; eighteen arches, each 20 feet wide from centre to centre and 22
feet high. Parapets enclose the 28 ft. rail bed roughly four and a half feet high. The
viaduct extends westwards to Deptford Creek (cf RAILWAY VIADUCT - L.B.
Lewisham). This viaduct carried the first passenger railway in London and is one of
the first major achievements of railway engineering in Britain”.

1.6

The application site is also located in the Deptford High Street Conservation Area
and the Upper Deptford Archaeological Priority Area.

2.0

Relevant Planning History

2.1

DC/00/046440/FT Listed Building Consent for the refurbishment of the 30 Railway
Arches, Mechanics Path SE8 including the demolition of existing extensions and
the building of single storey extensions to the premises, new brick arch infills
incorporating roller shutter doors, resurfacing of the access road and internal
works. Granted

2.2

DC/00/046441/X The refurbishment of the 30 railway arches, Mechanics Path SE8,
including the demolition of existing extensions and the building of single storey
extensions to the premises, new brick arch infills incorporating roller shutter doors,
resurfacing of the access road and internal works. Granted

2.3

DC/02/051348/X The display of signage to the front elevations, entrance and gates
of Railway Arches, Resolution Way SE8 (formerly known as Mechanic's Path),
together with signage to the entrance of Resolution Way. Granted

2.4

DC/17/100644/X Listed Building Consent for the change of use from B1 (office)
premises to A4 (drinking establishment) at Unit 2 Resolution Way SE8 together
with internal alterations and the installation of a shop sign. Pending

3.0

Current Planning Application

3.1

This application relates to the change of use from B1/B8 (Office/Storage) premises
to a bar (Class A4) Unit 2 Resolution Way, Deptford, SE8 4NT

2
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3.2

The proposed premises would employ up to 13 people

3.3

The proposed opening hours for the premises are:
4 pm – 12 midnight Monday to Friday;
1 pm – 12 midnight Saturday; and
1pm – 11pm Sunday and Bank Holidays.
No external changes are proposed. The physical structure and appearance of of the
building would remain unchanged.
Although not part of this application, the applicant’s use of the premises includes
the installation of a non-illuminated projecting sign affixed to the side of the front
elevation measuring. This development is assessed as benefiting from Deemed
Consent under the advertisement regulations (adverts that can be erected without
formal consent), although it would need Listed Building Consent to consider its
impact on the Listed Arches. Similarly, the erection of stud portioning and the
construction of the bar are internal works which do not require planning permission.
These works however are being considered separately under the listed building
application. Initial comments from the Listed Building and Conservation officer is
that these works do not raise any objections subject to details of fitting to the fabric
of the arches.

4.0

Consultation

4.1
4.2

Nine Local neighbours – 6 Objections were received
All objectors referred to the following points in their objection.
o ‘The proposed hours of operation, particularly 2am on Saturdays. There is no
outside space so people will congregate outside the main entrance to smoke.
Groups of people leave Buster Mantis and then convene on the high street
beneath my flat and make a lot of noise! Talking, shouting, laughing, waiting
for taxi's etc.’
o ‘This noise will carry to neighbouring residential properties. I already
occasionally hear noise at from people visiting Buster Mantis, which is the bar
next door at nigh time, which is disruptive, so this will just exacerbate the
noise levels.’
o ‘I strongly oppose to the requested licence till 2 am. I still don't understand
how the neighbour Buster Mantis managed to obtain a 2am licence, but has
meant guaranteed sleep disruption every single weekend, not to mention
other disruptions that are dramatically increased in the summer months.’
o ‘There have been significant noise problems which we are currently trying to
mitigate. I think that and change of use to the next door premises needs to be
considered carefully in such circumstances, and be brought to the relevant
committee before it can be confirmed.’
Officers note much of the objections related to the application are based on
the neighbour’s experience with Busta Mantis, which is currently occupying
units 3 & 4 Resolution Way. Officers note there currently an enforcement
action on this property as it is operating in breach of its planning permission.

4.3

Deptford Ward Councillors– Submitted no comment

4.4

Historic England - Submitted no comment
3
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4.5
4.6

4.7

Conservation Officer – Raise no objection, requested for installation details for
proposed stud partition walls
Environmental health officer – There is currently no objection regarding noise output
to the premises during hours of use. It would be possible to attach conditions for the
business demonstrate management of sound from the premises to ensure there is
no detriment to the amenities of the area.
The Deptford Society – Object to the proposed works:
The Deptford Society has considered the above application and objects for the
following reasons;
Whilst no changes to the exterior of the building are proposed, we understand that
as a grade 2 structure, all alterations to the host building, internal and external,
require consent.
We do not consider that the information submitted is sufficiently detailed and object
on these grounds.
Regarding the change of use to a late-night bar, we have discussed the benefits
and also potential pitfalls of such a venue at this location.
With Busta Mantis next door to this proposed bar, and a range of new businesses
within Deptford Market Yard and also along the High Street, this additional venue
will help create an increasingly vibrant evening and night time economy in the area
which is to be supported.
We do not think it’s a contradiction to welcome new businesses whilst also outlining
potential problems which may occur from this particular location.
Within the last few years the row of arches on Resolution Way have been
populated with an increased number of louder businesses with extended opening
hours into the evenings and weekends. The enclosed space in which they are
situated – underneath the station platform and with the tall residential building
opposite, which were built before these new businesses moved in – amplifies any
noise, and may impact negatively on residents living across from the arches.

5.0

Policy Context

5.1

Introduction
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.
Section 38 (6) of the Planning and Compulsory Purchase Act (2004) makes it clear
that any determination under the planning acts must be made in accordance with
4
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the development plan unless material considerations indicate otherwise. The
development plan for Lewisham comprises the Core Strategy, Development Plan
Document (DPD) (adopted in June 2011), the Development Management Local
Plan (adopted November 2014) and policies in the London Plan (March 2015). The
NPPF does not change the legal status of the development plan.

5.2

National Planning Policy Framework
The NPPF was published on 27th 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)’.

5.3

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.

5.4

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

5.5

The London Plan 2016
On 10 April 2017, the London Plan (consolidated with alterations since 2011) was
adopted. The policies relevant to this application are:
Policy 4.7 Retail and town centre development
Policy 7.4 Local character
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology

5.6

Core Strategy
The Core Strategy was adopted by the Council at its meeting on 29 June 2011.
The Core Strategy, together with the London Plan and 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
Spatial Policy 2 Regeneration and Growth Areas
5
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Spatial Policy 3 District Hubs
Core Strategy Policy 6 Retail hierarchy and location of retail development
Core Strategy Policy 15 High quality design for Lewisham
Core Strategy Policy 16 Conservation areas, heritage assets and the historic
environment

5.7

Development Management Local Plan
The Development Management Local Plan was adopted by the Council at its
meeting on 26 November 2014. The Development Management Local Plan,
together with the Site Allocations, the Lewisham Town Centre Local Plan, the Core
Strategy and the London Plan is the borough's statutory development plan. The
following lists the relevant strategic objectives, spatial policies and cross cutting
policies from the Development Management Local Plan as they relate to this
application:
The following policies are considered relevant to this application:
DM Policy 9 Mixed Use employment Location
DM Policy 11 Other employment locations
DM Policy 17 Restaurants and cafés (A3 uses) and drinking establishments (A4
uses)
DM Policy 20 Public House
DM Policy 26 Noise and vibration
DM Policy 29 Car parking
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

6.0

Lewisham Local Plan - Site allocation Local Plan June 2013
The Council adopted the Lewisham Town Centre Site Allocation Local Plan on
June 2013. The LLP, together with the Core Strategy, the Site Allocations Local
Plan, the Development Management Local Plan and the London Plan is the
borough's statutory development plan. The following policies are considered to be
relevant to this application:Site Reference: SA3 GIFFIN STREET REDEVELOPMENT AREA DEPTFORD,
SE8
The Giffin Street redevelopment area is bounded to the north by Resolution Way
beyond which is the railway viaduct severing the site from the St. Paul’s
Conservation Area.
To the east are Creekside and the Crossfield Estate which are severed by the wide
road on Deptford Church Street.

7.0

Planning Considerations
The main issues to be considered in respect of this application include:
 the proposed change of use is acceptable in the context of the Councils
policies, in particular whether the use of the premises as a cocktail bar
6
Page 14

would be consistent with the local character and function of the Deptford
Town Centre;
 the impact of the proposal on the historic and architectural interest of the
Listed building and the Deptford High Street Conservation Area; and
 the impact of the proposal on the amenities of neighbouring properties.
The proposed change of use

7.1

The proposed change of use would be considered in relation to policy DM 11. This
policy implements Core Strategy Policy 5 ‘other employment locations’ and Core
Strategy Spatial Policies 2, 3 and 4. It is consistent with the London Plan SPG
‘Land for Industry and Transport’ 2012 and the NPPF (National Planning Policy
Framework 2012 which states that Planning Policies should avoid the long term
protection of sites allocated for employment use where there is no reasonable
prospect of a site being used for that purpose land allocation should be reviewed
regularly. Where there is no reasonable prospect of a site being used for the
allocated employment use, applications for alternative uses of land or buildings
should be treated on their merits having regard to market signals and the relative
need for different land uses to support sustainable local communities.

7.2

There are currently 30 units on resolution way. The majority of these units are
either in B1 use or currently vacant. Unit 2 would become the third unit in the row of
premises to become an A4 use. In considering this application DM policy 11
paragraph 3 states suitable marketing evidence would be required to support the
change of use from a B class use to an alternative use if there is no job creation or
retention. In this instance, the proposed use would create up to 13 new jobs,
therefore would comply with conditions outlined in the policy as well as supporting
local services and the vitality and viability of the local economy.

7.3

The site, being within the District centre, is considered suitably located for this type
of use, in line with DM 11, which states the location to the highway network and
public transport is an important site characteristic. The proposed use within a
District centre would be complimentary to other District centre uses and be active in
supporting the night-time economy. The proposal would also not conflict with policy
DM 14 (District Centres Shopping Frontages) in that there would be no harm to the
predominant retail character of the shopping frontage. The location of the site is
such that there would be no impact on the primary shopping frontage. In line with
DM Policy 14, the proposal has the potential to generate a significant number of
pedestrian visits, further adding to the vitality and activity of the area.

7.4

Given that the nature of the proposed use would attract a high level of customers,
officers consider the proposed change of use to be consistent with DM Policy 9 and
11, as the premises is suitably located within a high transport area. The
development would be a positive addition into the mixed-use area as outlined in
Lewisham Local Plan SA3. Officer’s note the proposed change of use would be
characteristic of business categorised as being within the growth sector. Therefore,
the proposed A4 use would have a positive impact on bringing vitality into
Resolution Way in line with DM Policy 17.

7
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External and internal Changes

7.5

The arches are currently in a generally tidy condition with black powder coated
roller shutters with flush shutter housing installed within the openings. The roller
shutters would be retained along with existing black powder coated aluminium shop
front. These works were carried out by Network Rail under planning permission as
set out at Section 2.0 above.

7.6

Although not part of this application (but to be considered under the Listed Building
Application) the proposed projecting sign would be of a similar design and scale to
those on neighbouring properties. It is officer’s view that size and proportions of the
advertisements would not appear as an intrusive feature on the property’s
elevation.

7.7

Again, as stated above under the history section at 2.0, substantial works of
refurbishment was carried out to the arches following permissions granted in 2000
and 2002. These also included internal works of making good and decorating the
internal fabric. Apart from a kitchenette area with sink and WC, the internal fabric
retains its original space and character. The further internal works proposed under
the listed building consent, that being some stud partioning, are considered to be
non- intrusive and would not detract from the space and character of the arch. In
line with DM policy 36, the works would be easily reversible.

7.8

Given the above, it is considered that the proposed works would not have an
adverse impact on the heritage value of the listed building or the Deptford High
Street Conservation Area. Therefore, would be acceptable.

8.0

Residential Amenity

8.1

Policy DM 17 (Restaurants and Cafes (A3 uses) and drinking establishments (A4
uses) states that proposals for A3 and A4 uses would be considered acceptable
provided that, amongst a number of criteria, there is no harm to the living conditions
of nearby residents, including that created by noise and disturbance from users and
their vehicles, smell, litter and unneighbourly opening hours.

8.2

The London Plan (Policy 4.6) encourages boroughs to influence the night-time
economy, particularly in relation to the use classes, time of operation, size of
premises and proportion of retail frontage. The following measures have therefore
been proposed by the applicant to mitigate the impact of the use. .


There would be no live music or DJ related entertainment.



No cooking facilities including venting



The bar will be a table service operation which will manage the overall
capacity of the use of the premises



customers will not be allowed to drink outside



CCTV will be installed both inside and outside of the premises to deter
crime and antisocial behaviour

8
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8.3

Noise and Hours of Operation
Officers note the application site is within an area with a growing night time
economy, where similar types of business occupy nearby premises. However, a
noise sensitive residential development occupies the upper floors of the corner site
across Resolution Way, called the Enclave. The applicant is promoting the
proposed business as a low intensity use to ensure that it is both appropriate in a
commercial area with a growing night time economy, and would be a neighbourly
operator having regard to the nearby residential properties. In addition to the
measures outlined above no late night opening hours beyond 12 midnight is
proposed nor is there any early morning opening. The original submission
proposed closing of 02.00 on Saturday’s but was amended following officer
concerns.

8.4

The Councils environmental health officer is satisfied with the hours of use as
amended and suggest that they be conditioned should the application be
recommended for approval. In addition, conditions have been recommended to
ensure that no amplified / live music is played on premises or outdoors and outdoor
seating would be prohibited. These conditions would ensure the proposal complies
with DM policy 26 and 31.

8.5

Members should also note that the operator of the A4 use would have to apply for
hours of use operation under any licensing application to the Council as Licensing
Authority. Whilst the licensing regime is separate to the planning regime, the
respective authorities are encouraged to work together to ensure a consistency of
approach towards matters such as hours of use, floor space use within the
licensable premises etc. Officers would clarify however, that where hours are
contained within a planning permission or a license, it is the planning hours of use
that are the ultimate determinant of the operation of the business and to which
planning enforcement action can be applied.

8.6

In light of the above, the proposed development is considered acceptable about
neighbouring amenity.
Equalities Considerations

8.7

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.

8.8

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.

8.9

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

9
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proportionality. It is not an absolute requirement to eliminate unlawful
discrimination, advance equality of opportunity or foster good relations.

8.10

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
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-and-policy/equalityact/equality-act-codes-of-practice-and-technical-guidance/

8.11

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

8.12

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/

8.13

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.

9.0

Conclusion

9.1

The proposal has been considered 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).

9.2

The proposed change of use is considered to be acceptable in terms of the District
Centre designation of the area, would have no impact on the Listed Building to
which it is part, nor the conservation area, and would be appropriate in terms of its
impact on the amenities of nearby residential occupiers..

10.0 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.
10
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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 (Received 13 March 2017)
001 Rev A01; 002 Rev A01; 003 Rev A01; 004 Rev A01; Heritage Statement;
Elevation Photos (Received 29 March 2017)
Conditions for Gin and Beer Company; Licensing Application; Noise Reduction;
Operational Overview (Received 20 June 2017)
Notes from builders (revised) (Received 21 June 2017)
Reason: To ensure that the development is carried out in accordance with the
approved documents, plans and drawings submitted with the application and is
acceptable to the local planning authority.

3

(a)

The rating level of the business operational noise (including any fixed plant)
emitted from the site shall be 5dB below the existing background level at any
time. The noise levels shall be determined at the façade of any noise sensitive
property. The measurements and assessments shall be made according to
BS4142:1997.

(b)

Development shall not commence until details of a scheme complying with
paragraph (a) of this condition have been submitted to and approved in writing
by the local planning authority.

(c)

The development shall not be occupied until the scheme approved pursuant to
paragraph (b) of this condition has been implemented in its entirety. Thereafter
the scheme shall be maintained in perpetuity.

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

4

Loading and unloading of goods, shall only be carried out within a designated car
parking and loading space.
Reason: To avoid obstruction of neighbouring streets and to safeguard the amenities
of adjacent premises in the interests of public safety and to comply with the Policy 14
Sustainable movement and transport of the Core Strategy (June 2011).

5

No deliveries shall be taken at or despatched from the site other than between the
hours of 7 am and 8 pm on Mondays to Fridays, 8 am and 1 pm on Saturdays, or at
any time on Sundays or Public Holidays.
Reason: In order to safeguard the amenities of adjoining residents and to comply
with Paragraph 120 of the National Planning Policy Framework and DM Policy 26
Noise and Vibration.

6

The premises shall only be open for customer business between the hours of 4 pm 11
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12 midnight (Monday to Friday), 1 pm – 12 midnight (Saturday) and 1 pm – 11 pm
(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).

7

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.

8

There shall be no outdoor dining or drinking on Resolution Way without the prior
written consent of the local planning authority.
Reason: To safeguard the amenities of the adjoining premises in accordance with
DM Policy 17 - Restaurants and cafes (A3 uses) and drinking establishments (A4
uses) of the Development Management Local Plan (2014).

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
discussions took place which resulted in further information being submitted.
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Agenda Item 4

Committee

PLANNING COMMITTEE C

Report Title
Ward
Contributors
Class

St Dunstan’s Jubilee Sportsground, Canadian Avenue, Catford SE6
Rushey Green
Suzanne White
PART 1
20th July 2017

Reg. Nos.

DC/16/098922

Application dated

28.10.16 [as revised up to 27.04.17]

Applicant

Renew Planning on behalf
Educational Foundation

Proposal

Re-organisation of playing fields and parking
facilities at St Dunstan’s Jubilee Ground, Canadian
Avenue, SE6 comprising of a reduction in the
number of astro football pitches from 11 to 6;
resurfacing of the retained pitches and provision of
replacement floodlighting and fencing; construction
of an artificial turf hockey/football pitch with
associated floodlighting, fencing, paving and
landscaping; reinstatement and re-levelling of
existing playing field area; reconfiguration of car park
to include coach and cycle parking and associated
lighting and other works.

Applicant’s Plan Nos.

1554_LL-126 P01; 1554_LL-114 P06; 1554_LL-121
P00; 1554_LL-122 P00; 1554_LL-123 P00;
1554_LL-124 P00; 1554_LL-125 P00; 1554_LP-302
P00; 1554_LP-303 P00; Planning Statement; Design
And Access Statement; Soft Landscape
Maintenance Programme; Acoustic Feasibility
Report; Heritage Statement; Desk-Based
Archaeological Assessment; Preliminary Ecological
Appraisal; Lighting Assessment Report;
Geotechnical and Geoenvironmental Desktop Study;
Transport Statement; Draft Travel Plan; Flood Risk
Assessment; Drainage Impact Assessment; Image
board (WWA) (received 11th November 2016);
1554_LL_119 Rev P02 (received 14th December
2016); 1554_LL_113 Rev P02; 1554_LL_127 Rev
P01; 1554_LL_132 Rev P00 (received 3rd February
2017); 12478-CRH-00-DR-D-6175-P1; 12478-CRH00-DR-D-6176-P1 (received 13th February 2017);
Acoustic Technical Note (RBA Acoustics, 13.02.17);
Lighting letter statement (Silcock Dawson &
Partners, 17.02.17); 160210 E100 Rev T2; 1554_LD504 Rev T00; (received 23rd February 2017); 12478CRH-XX-DR-D-5900 P1; Lighting Technical Report
(Abacus); 1554_LL_114_T06 (received 10th April
2017); and 1554_Lse_402 T01 (received 20th April
2017); HL250D15; Sports Pack HL250 15 Metre
(Abacus); RL201/41/23 H; 1554_LL_136 P00

Page 23

of

St

Dunstan’s

(received 23rd June 2017); and 12478-CRH-00-DRD-6179-P1 (received 27th June 2017).
Background Papers

(1) Case File LE/881/C/TP
(2) Local Development Framework Documents
(3) The London Plan

Designation

Metropolitan Open Land
Culverley Green Conservation Area
Area of Archaeological Priority
Urban Green Space
Culverley Green Article 4
Flood Zone 2/3

Screening

ES not required. Screening Opinion issued 11th July
2017.

1.0

Property/Site Description

1.1

The Jubilee Ground is a sports ground fronting the southern side of the South Circular
Road (A205) at Catford Bridge. The site is classified as Metropolitan Open Land
(MOL) and playing fields with associated pitches covering an area of approximately
8 hectares.

1.2

The site was acquired by St. Dunstan’s Education Foundation in June 2014, having
formerly been the Private Banks Sports Ground. On the western boundary is a two
storey Pavilion, two storey caretaker’s house, car park (105 spaces) and eleven 5/7
a side floodlit pitches. Wrapping around these on the northern, eastern and southern
parts of the site are grass playing pitches for soccer, rugby and cricket.

1.3

The site is accessed from a single point located off Canadian Avenue to the
northeast, close to the junction with the South Circular Road.

1.4

The pavilion is arranged over two storeys with the ground floor containing the
principal changing and welfare facilities alongside a main bar, kitchen and former
gym, and the upper floor accommodating three meeting rooms, a fitness studio and
an external terrace. It has an overall GIA of 1,524 m2.

1.5

The sports ground is bounded by the A205 North Circular Road to the north, the main
Catford Bridge railway line to the west, a part-section of Fordmill Road and a former
Environment Agency depot to the south (now used on a temporary basis for motor
related purposes) and for broadly half of its length on its eastern side, the rear
gardens of the residential properties fronting Canadian Avenue.

1.6

The site has a PTAL rating of 6a and is located approximately 500m from Catford
Bridge and Catford stations and is served by several bus routes from Catford Road.

1.7

The site is located within the Culverley Green Conservation Area which is subject to
the Culverley Green Article 4 Direction. It is located within 100m of the Ravensbourne
River and Catford Bridge rail line to the west.
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1.8

The present application relates only to the southern portion of the site, comprising the
11 astro pitches, car park and grass pitches to the east and south.

2.0

Planning History
DC/94/38110- Renewal of planning permission dated 19 February 1986 for the
construction of a car park in the middle of the Private Bank Sports Ground. Granted,
2 May 1995.
DC/98/43435- The refurbishment and alterations to the Club House at Private Banks
Sports Club with enlargement of the car park and provision of fourteen all-weather
floodlit courts and alterations to the Catford Road frontage. Granted 12 February
1999. This permission was subject to a s106 agreement which secured community
use of the astro pitches.
DC/16/096086: Part change of use of St. Dunstan’s Jubilee Ground pavilion SE6 into
a Class D1 day nursery for up to 40 children extending over ground and first floors
with alterations to south, north and east pavilion elevations to form additional door
openings and windows and associated external works on land directly to the south of
the pavilion to form an outside play area; use of the existing car park to provide 2 staff
parking spaces, 5 short-stay parent drop-off/pick-up spaces and 1 disabled parking
space; provision of 12 bicycle parking spaces, flexible storage space and the
formation of a pedestrian path and associated works from the existing Canadian
Avenue entrance to the proposed nursery entrance. Granted 02.04.16.

3.0

Current Planning Application
The Proposals

3.1

The proposal concerns the renewal and re-organisation of most of the sports pitches,
both all-weather and grass, at St Dunstan’s Jubilee Grounds to better meet the
College’s needs. In particular, the applicant states that the proposals are aimed at
providing better facilities for girls through the addition of a hockey pitch. The
proposals will also involve the re-organisation of vehicle parking on site and an
increase in cycle parking.

3.2

In detail, the proposals are as follows:
i)

5-a-side and 7-a-side pitches

3.3

There are presently 11 artificial turf pitches (ten 5-a-side and one 7-a-side) located in
the southwest of the site adjacent to the Catford railway line. All have floodlighting. It
is proposed to reduce this provision to six pitches, all 5-a-side size.

3.4

The retained pitches would be upgraded with new 3G artificial turf permanently
marked for football, new perimeter fencing and ball-stop netting. The existing
floodlight columns would be retained and new LED floodlight fittings would be
installed.
ii)

3.5

New hockey pitch

The proposed floodlit artificial pitch is proposed to be constructed to the east of the
retained 5-aside pitches, partly on the redundant 5-a-side pitches, partly on the
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existing car park and partly on existing grass sportsfield. It has been principally
designed for hockey and would therefore have a sand-dressed surface but could also
be used for football, netball and tennis. Sand-dressed hockey pitches are made of
carpet of woven, tufted or knitted synthetic yarn of approximately 16mm to 20mm
pile, partly supported or stabilised by the addition of filling material, e.g. sand, for up
to 80% of pile depth.
3.6

The pitch would measure 91.4m x 55m and in compliance with Sport England
requirements there will be 5m run-offs behind each goal and 4m to each touchline. It
would have permanent line markings for hockey and football, with netball and tennis
added in the summer months.

3.7

An asphalt surface is proposed to be provided along the western side of the pitch for
spectators and team members to watch games/wait their turn etc. This area would
be separated from the pitch by a 1.2m high protective weldmesh fence. Two covered
dug-outs are proposed within this area for coaching staff and substitutes.

3.8

The whole pitch, including the spectators area, would be surrounded by a 3m high
weldmesh fence with access gates. As originally submitted, the proposal included
rebound boards around the perimeter of the pitch, however these were removed in
favour of reinforced wire mesh in response to concerns over noise.

3.9

Floodlighting is proposed in the form of four 15m high columns on each side of the
pitch (8 columns in total).
iii)

3.10

Changes to existing grass pitches

Improvements to the existing grass pitches to increase the playable area, including
re-levelling and re-marking, are proposed. Reducing the levels of the artificial hockey
pitch in relation to existing ground level will generate an amount of spoil. It is proposed
to use this material to reinstate the area from where the existing 5-a-side pitches have
been removed and to improve the playing surface of the existing grass area to the
south of the proposed artificial pitch, making it more even.
iv)

Car, coach and cycle parking

3.11

There are currently 105 car parking spaces provided at the site. It is intended to
reduce this number to 79 spaces, of which 6 would be accessible. The re-organisation
of the parking requires that parking for the recently approved nursery is relocated,
though it will remain in close proximity, just to the south. The lifting arm barrier
required under the nursery permission to control parking associated with the nursery
will be repositioned to prevent cars from entering the larger car park during the day,
but would be opened during evenings and weekends and for school events.

3.12

Currently there is no coach parking at the site. It is proposed to allocate dedicated
parking and turning space for up to 4 coaches within the new car park. This area
would be hatched to prohibit car parking.

3.13

Additionally, it is proposed to provide 100 cycle parking spaces within the proposals,
split between two locations near the pavilion and 5-a-side pitches.

4.0

Consultation
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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 to the ward councillors. Following receipt of revised and
additional information from the applicant, letters were sent to neighbouring occupiers
to notify them of the changes and invite further comments.
Written Responses received from Local Residents and Organisations

4.3

A total of five representations were made in respect of the application. Of these, 4
were objections and 1 provided comments.

4.4

The concerns raised are summarised as follows:


Ambiguity of proposal as from description of development it seemed that the
hockey pitch would replace the 5 astro pitches removed;



Disturbance, noise and light pollution to properties on Canadian Avenue due to
the proximity of the hockey pitch, noise generated by objects hitting the sides
of the enclosure or striking hockey sticks and the vocal noise of players and
supporters.

4.5



Drainage



Suggest the applicant erect a temporary structure to show height of floodlights

Three residents provided further comments following the re-consultation, identifying
that the revised proposals did not address their concerns.
Written Responses received from Statutory Agencies
Historic England – Archaeological Advisory Service

4.6

Following submission of geotechnical data, Historic England advised that it had been
demonstrated that there is a discernible but limited on-going archaeological interest
on site and recommended a condition in respect of archaeological evaluation.
Environment Agency

4.7

The Environment Agency (EA) have no objections to the proposal, subject to
conditions being attached to any approval in respect of the remediation of
contamination and restrictions on piling and infiltration.
Sport England

4.8

As the development is for the provision of indoor and outdoor sports facilities and
the provision of which would be of sufficient benefit to the development of sport, the
proposal is considered to meet Sport England’s exception test. As part of this
consultation Sport England consulted a number of National Governing Bodies of
Sport and The FA, LTA, ECB and EHB have all confirmed they either do not object
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or are in support of this proposal. Overall, no objection raised, subject to conditions
in respect of:




Ground conditions assessment and design specification for the playing fields;
Community use agreement, including details of pricing policy, hours of use,
access by non-members, management responsibilities and a mechanism for
review
A Management and Maintenance Scheme for the facility, including
management responsibilities, a maintenance schedule and a mechanism for
review

Transport for London
4.9

Initial concerns raised in respect of lack of justification for the high level of parking
proposed, given the high PTAL rating. A concern was raised that insufficient
disabled parking was proposed and that it was somewhat remote from the facilities.
Also, TfL sought public use of the stair on Catford Bridge for users of the sports
facilities and a footpath link to join the existing footpath within the site. Details of
cycle parking and tracking were also sought. Following the submission of additional
and revised details and a commitment by the applicant to provide public access via
the stair on Catford Bridge for users of the sports facilities, TfL confirmed their
support for the scheme.
Network Rail

4.10

No objection raised. Advice on construction adjacent to railway provided to applicant.
Responses from Internal Consultees
Ecological Regeneration Manager

4.11

The Council’s Ecological Regeneration Manager has advised that, while the
proposed lighting to the hockey pitch would have some impact on wildlife using the
corridor provided by mature planting on the eastern boundary, it would not be
sufficient to raise an objection. It is requested that the lights are only used and
turned on during active use and that the use is planned so that those pitches further
from wildlife features (namely rows of mature trees) are used first.
Highways and Transportation

4.12

The reduction in the number of off-street parking spaces is welcome given the site’s
PTAL. To improve accessibility and encourage public transport use at the site, the
general public should be able to access the site via the stairs or/and subway at
Catford Bridge (when the grounds are open to the general public 17:00-23:00
Monday to Thursday and 17:00-22:00 Friday, Saturday and Sunday). So, the
applicant should provide details of the access strategy for the general public
(including signage) and details of lighting during these times. The swept path
diagrams submitted indicate that coaches can safely access the site. The applicant
should provide details of the proposed secure cycle parking. A condition is required
to ensure the Travel Plan is implemented.
Environmental Health Officer
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4.13

In respect of noise, as the applicant amended the proposal to include shock
absorbing noise reduction measures to the backboards around the hockey pitch, no
objection is raised.

4.14

In respect of contamination, the Council’s EHO advised that they agreed with the
recommendations of the submitted Desk Top Study report agree with that ground
and UXO investigations should be undertaken.

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
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these policies in the decision making process in accordance with paragraphs 211,
and 215 of the NPPF.
Other National Guidance
5.5

The other relevant national guidance is:
On 6 March 2014, DCLG launched the National Planning Practice Guidance (NPPG)
resource. This replaced a number of planning practice guidance documents.
London Plan (2016) (as amended)

5.6

The London Plan policies relevant to this application are:
Policy 1.1 Delivering the strategic vision and objectives for London
Policy 2.14 Areas for regeneration
Policy 2.18 Green infrastructure: the network of open and green spaces
Policy 3.2 Improving health and addressing health inequalities
Policy 3.6 Children and young people’s play and informal recreation facilities
Policy 3.16 Protection and enhancement of social infrastructure
Policy 3.19 Sports facilities
Policy 5.21 Contaminated land
Policy 6.9 Cycling
Policy 7.1 Building London’s neighbourhoods and communities
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture
Policy 7.15 Reducing noise and enhancing soundscapes
Policy 7.17 Metropolitan Open Land
Policy 7.18 Protecting local open space and addressing local deficiency
Policy 7.19 Biodiversity and access to nature

London Plan Supplementary Planning Guidance (SPG)
5.7

The London Plan SPG’s relevant to this application are:
Shaping Neighbourhoods: Play and Informal Recreation (2012)

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:
Spatial Policy 1 Lewisham Spatial Strategy
Spatial Policy 2 Regeneration and Growth Areas
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Core Strategy Objective 6: Flood risk reduction and water management
Core Strategy Objective 7: Open spaces and environmental assets
Core Strategy Objective 10: Protect and enhance Lewisham’s character
Core Strategy Objective 11: Community well-being
Core Strategy Policy 10 Managing and reducing the risk of flooding
Core Strategy Policy 11 River and waterways network
Core Strategy Policy 12 Open space and environmental assets
Core Strategy Policy 14 Sustainable movement and transport
Core Strategy Policy 15 High quality design for Lewisham
Core Strategy Policy 19 Provision and maintenance of community and recreational
facilities
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 24
DM Policy 26
DM Policy 28
DM Policy 30
DM Policy 43

Presumption in favour of sustainable development
Biodiversity, living roofs and artificial playing pitches
Noise and vibration
Contaminated land
Urban design and local character
Art, culture and entertainment facilities

6.0

Planning Considerations

6.1

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

e)

Principle of Development
Design
Neighbouring Amenity
Highways and Traffic Issues
i) Access
ii) Servicing
iii) Car Parking
Other considerations
i) Trees and Ecology
ii) Flood risk and drainage
iii) Archaeology

Principle of Development
6.2

In terms of the acceptability of the principle of siting such a use in the proposed
location, there is one main issue: whether or not the proposal harmfully affects the
Metropolitan Open Land (MOL) and Urban Green Space in which it would sit.
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6.3

In terms of the impact on MOL and Urban Green Space, Core Strategy Objectives 7
and 10 and Core Strategy Policy 12 seek to protect existing open space from
inappropriate development, to ensure there is no adverse effect on their use,
management, amenity or enjoyment in accordance with the principles of the London
Plan, Policy 7.17 of which states:
“B)

The strongest protection should be given to London’s Metropolitan Open Land
and inappropriate development refused, except in very special circumstances,
giving the same level of protection as in the Green Belt. Essential ancillary
facilities for appropriate uses will only be acceptable where they maintain the
openness of the MOL.”

6.4

Green Belt policy is set out in the NPPF. At paragraph 89 it identifies a number of
exceptions when a building in the Green Belt (or MOL) can be appropriate. One such
exception is the provision of appropriate facilities for outdoor sport and recreation,
as long as they preserve the openness of the designated area and do not conflict
with the purposes of including land within it. Although the proposals do not include
any buildings as such, they do nevertheless comprise development including new
hardlandscaping, fencing, floodlighting and structures which would change the
character of greenfield part of the site. The proposals would replace and extend
similar development on the site, will not result in increased built floor area, relate to
sports facilities and, through the landscaping and fencing specification, would retain
a sense of openness. In land use terms therefore, the proposals would be
appropriate within MOL, subject to other relevant considerations including parking,
design and amenity.

6.5

Policy support for the principle of improved facilities at the sportsground is found in
London Plan Policy 3.19 and Core Strategy Policy 19. London Plan Policy 3.19 states
that the Mayor aims to increase participation in, and tackle inequality of access to,
sport and physical activity in London. The Policy supports the enhancement in
provision of sports and recreational facilities and states that the provision of sports
lighting should be supported in areas where there is an identified need for sports
facilities to increase sports participation opportunities, unless demonstrable harm to
the local community or biodiversity would occur. Core Strategy Policy 19 seeks to
ensure that a range of community facilities, including education, leisure, sports and
recreational are provided, protected and enhanced across the borough by, among
other things, ensuring no net loss of facilities and stating a preference for their
provision in easily accessible locations.

6.6.

The existing 11 astro pitches at the site are subject to a s106 agreement securing
community use of the facilities during off-peak hours i.e. 9-4.30pm Monday to
Sunday. Usage is restricted to groups nominated by the Council, who can then use
the facilities for free. Feedback from the Council’s Community Assets Manager is
that the agreement is functioning and, although take up is low, it is considered a
valuable resource. Schools are the main group making use of the facilities at these
times. The reason that greater use is not made of the facilities is due to the cost and
time involved in travelling to the site.

6.7

The Council’s Community Assets Manager has advised that community access to
the proposed hockey pitch would be of value in order to help increase participation in
hockey, tennis and netball as facilities for these sports are presently limited in the
borough. In order to encourage use, it is proposed that the hockey pitch would be
available one night per week free of charge for hockey, tennis and netball
development. It is proposed that this time would be reserved by sports groups
nominated by the Council so that the Council could ensure that a good proportion of
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participants were Lewisham residents. Community access to the retained 5-a-side
pitches would continue as existing, as this is sufficient to meet the demand from local
schools.
6.8

It is proposed that the existing s106 agreement securing community use would be
extinguished in favour of a condition requiring a community use agreement to be
submitted for approval, in consultation with Sport England. This is because it is
deemed more efficient to have one agreement covering community use of all the
facilities, i.e. the hockey pitch, six 5-a-side pitches, changing rooms and parking. It is
proposed that this agreement would be subject to monitoring and review. Since the
original s106 agreement was secured in 1999, the use of conditions to secure
community use agreements has become the standard approach and in this case has
been recommended by Sport England. Planning policy guidance advises that where
mitigation can be secured by either condition or obligation, that a condition is the
preferred option. Officers consider that a condition would be appropriate in this
instance and have proposed wording for a condition that would require Sport
England’s involvement in the drafting of the community use agreement.

6.9

In light of the above, the principle of re-organising and re-providing sports facilities at
the site is considered acceptable, subject to matters relating to design, biodiversity,
transport and neighbouring amenity. These are discussed in detail in the following
sections of this report.
Design and Conservation

6.10

Paragraph 73 of the NPPF states that access to high quality open spaces and
opportunities for sport and recreation can make an important contribution to the
health and well-being of communities. Good design is a key aspect of sustainable
development, is indivisible from good planning, and should contribute positively to
making places better for people.

6.11

Core Strategy Policy 15 states that the Council will apply national and regional policy
and guidance to ensure the highest quality design, while DM Policy 30 echoes how
important good design is. Any proposed scheme for this site will be assessed with
consideration to the design, character, sense of place and contribution to the
environment.

6.12

Core Strategy Policy 16 states that the Council will ensure that the value and
significance of the borough’s heritage assets and their settings, including
conservation areas will be monitored, reviewed, enhanced and conserved according
to the requirements of government planning policy guidance, the London Plan
policies, local policy and English Heritage best practice. Under DM Policy 36, the
Council requires the significance of heritage assets to be recognised and clear and
convincing justification provided where development causing harm is proposed and
will not grant planning permission in conservation areas where new development is
incompatible with the special characteristics of the area.

6.13

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
imposes a statutory duty on local planning authorities to pay special attention in the
exercise of planning functions to the desirability of preserving or enhancing the
character or appearance of a conservation area. ‘Preserving’ in the context of the
statutory duty means doing no harm.
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6.14

The application site is situated within the Culverley Green Conservation Area for
which the Council published a character appraisal in 2001. Within the character
appraisal, the sports ground is described as follows:
“The large, open expanse of the sports ground is included in the conservation area
for the contribution it makes to the overall character and in order to ensure that any
future proposals for the land are in keeping with that character. The sports ground is
one of the oldest recognised features of Culverley Green, appearing on the 1894
OS map” (Page 16).

6.15

The most significant change proposed as part of the application, in the context of the
conservation area, is the introduction of the hockey pitch with its associated fencing,
dug outs and floodlighting. At present, this part of the site is a mixture of grass playing
field, car park and astro pitches. The proposals involve the removal the half the area
of existing astro pitches with their associated fencing and floodlighting, helping to
partially offset the net increase in the extent of all-weather pitches at the site.

6.16

The proposed location of the pitch, towards the middle of the sportsground, adjacent
to existing similar pitches and largely screened from the public realm by intervening
development in Canadian Avenue, reduces the potential for adverse impact on the
character of the designated area. Further, given the long-established use of the site
as a sports facility, the nature of the proposals is compatible with the recognised
character of the sportsground and would not therefore appear incongruous to it.

6.17

Notwithstanding the general compatibility of the proposed hockey pitch to the ground,
the floodlighting columns serving it would be substantially taller (15m) than those
currently serving the astro pitches (6m). However, the eight floodlighting columns
around the hockey pitch combined with the retention of fourteen around the astro
pitches, would be substantially less than the current 40no. floodlights around the
existing astro pitches. Furthermore, the details submitted show that the proposed
columns would be slender in appearance (base diameter of 24.8cm, reducing to
10.3cm towards the top), with three light fittings mounted horizontally on top.
Following concerns raised at consultation stage with regard to the degree of light spill,
revised lighting proposals were submitted reducing light spill beyond the extent of the
pitch to a low level. This is considered in more detail under Neighbouring Amenity
below.

6.18

In terms of materials, the proposed fencing to the hockey pitch is Zaun Hockey
Fencing. The colour is not stated, however the precedent images submitted indicate
that the fencing would be of functional appearance, typical of a sports facility, yet
robust and of good quality. Importantly, the fencing would allow views through,
maintaining the openness of the MOL. The details submitted for the dug outs indicate
lightweight, transparent structures, considered to be appropriate in this context. With
regard to surfacing, the car park and access paths would be resurfaced in asphalt
while the hockey pitch surface would consist of artificial turf sand dressed carpet pitch
to Sport England standards.

6.19

It is recommended that a condition be attached requiring the submission of further
details of materials for approval in order to ensure that they would be compatible with
the MOL and conservation area designations.

6.20

As part of the proposals, the existing car parking area would be reduced and
resurfaced, which is considered a positive change aesthetically. The removal of
existing street lighting and its replacement with new lighting (8x 6m columns) is
considered a neutral impact. The levelling of the grass pitch to the south of the
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proposed hockey pitch is also considered to constitute a neutral impact on the
conservation area.
6.21

Overall therefore, it is considered that the design of the proposals would be compatible
with the site’s MOL designation and with the special characteristics of the
conservation area. Any harm caused to the conservation area would be of minor
significance causing less than substantial harm and can be mitigated through the
imposition of conditions. Paragraph 134 of the NPPF advises that where a
development will lead to less than substantial harm to the significance of a designated
heritage asset, this harm should be weighed against the public benefits of the
proposal. There are clear public benefits in this case, comprising of the provision of
enhanced sports facilities in a sustainable location for which community use will be
secured.
Neighbouring Amenity
Lighting

6.22

Development Management Plan Policy 27 deals specifically with lighting and
requires applicants to protect local character, residential amenity and the wider
public, biodiversity and wildlife from light pollution and nuisance, by taking
appropriate measures in lighting design and installation in line with the Institute of
Lighting Professionals’ Guidance Notes for the Reduction of Obstructive Light (2011)
to control the level of illumination, glare, spillage of light, angle and hours of
operation.

6.23

In response to concerns raised during the consultation process by residents and the
Council’s EHO, the applicant submitted a revised specification for the proposed
lighting to the hockey pitch. The concern with regard to the original proposals was
the degree of light spillage into neighbouring properties on Canadian Avenue,
calculated to be between 10 lux and 1 lux on the rear elevation of the dwellings. The
distance from the nearest floodlight to the rear elevation of the closest residential
property would be 46metres.

6.24

As described in an addendum note prepared by the applicant’s lighting consultant,
Silcock and Dawson, the change to the proposal consisted of specifying a new light
fitting from Abacus Lighting which provides better control of the light spillage. They
also propose to ‘re-aim’ the lights but keep the tilt angle at zero. The result of these
measures is that light spillage onto the rear elevations would be reduced to 1 lux or
lower. To put this into context, the level of lighting on the pitch itself would vary
between 479-1056lux. Average levels of illuminance in Lux set out in the publication
‘Lighting against crime’ (2011) prepared by Secured by Design (national police
project) and the Institution of Lighting Engineers are as follows:
Sunny June day

80000 Lux

Bad light stopped play at Lords

1000 Lux

A well-lit office

500 Lux

Main road lighting

15 Lux

A residential side street

5 Lux
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A clear moonlit night

0.2 Lux

6.25

The submitted note also gives consideration to reducing the height of the columns. It
states that, at 15m high, the light fittings push the light downwards and comply with
the British standard in respect of the angle that the lights should be in relation to the
centre line of the pitch to avoid the lights interfering with the game. If the column
height was reduced to 12m, the angles would be compromised and the light fittings
would need to be angled up to give the lighting requirements on the pitch. This
positive tilt angle would increase light spillage onto the properties from the far row of
light fittings (western side of pitch).

6.26

The proposed floodlighting is supported by a Lighting Assessment Report and a light
spill diagram, updated based on the revised light fittings. In reference to the Guidance
notes for the reduction of obtrusive light (GN01) produced by The Institution of
Lighting Engineers, the Report identifies that the site is located within the ‘suburban’
zone relating to small town centres or suburban locations. The classification sits
between the ‘rural’ and ‘urban’ zones. Within the suburban zone, suggested
maximum lux levels into windows are 10lux pre-curfew and 5lux post curfew. The
guidance suggests that curfew is taken to be 11pm, unless otherwise specified by a
local planning authority. On the basis of the revised lighting scheme, the lightspill to
adjoining occupiers arising from the proposed floodlighting would be 1lux, therefore
in line with the guidance and in accordance with DM Policy 27.

6.27

The applicant has sought the same hours of operation for the hockey pitch floodlights
that currently exist for the floodlights to the existing astro pitches i.e. 9am-10pm on
Fridays, Saturdays and Sundays and 9am-11pm on any other day of the week. While
these hours are considered acceptable for the retained astro pitches and car park,
on account of the proximity of the proposed hockey pitch to residential dwellings, it is
considered that 10pm would be the appropriate shut off time for these lights. This can
be controlled by condition.

6.28

The Council’s Environmental Health Officer has reviewed the revised specifications
submitted for the lighting and confirmed that it meets the required standards.

6.29

To ensure that the lighting is fitted, retained and operated in line with the details
submitted it is recommended that a condition be added in this regard to protect the
amenity of neighbouring occupiers.
Noise

6.30

Concern has also been raised through the consultation process with regard to noise
generated by the operation of the facilities.

6.31

DM Policy 26 relates to noise generating or sensitive development. Although aimed
primarily at industrial noise creating activities, the principles may be applied to other
types of development where noise is a potential issue. The policy requires that a
noise assessment, prepared by a qualified acoustician, is submitted in support of
applications for such developments and states that, where development is permitted,
conditions may be attached to ensure effective mitigation.

6.32

The Council’s EHO, on reviewing the original submission, referred to Sports England
Guidance on noise creation from sports facilities: Design Guidance Note: Creating a
sporting habit for life’. The guidance identifies that, for sports facilities, “the most
significant noise levels were found to be generally derived from the voices of players,
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with the exception of hockey where impact noises of balls hitting perimeter strike
boards and goal back boards were more noticeable. Such impact noises can be
mitigated by incorporating shock absorbing noise reduction measures. Assuming
such mitigation measures, the most significant noise source from typical AGP sports
sessions is therefore voice and as such, a typical noise level can be determined.”
6.33

In response to the concerns raised by residents and the Council’s EHO, officers
sought amended treatment of the perimeter fencing back boards to incorporate
shock absorbing noise reduction. The applicant subsequently revised the scheme to
include the following mitigation measures:







Hockey backboard protection pads for lining the side and the back boards of
the goals and the bottom of the fence behind the goals. This will serve the
dual purpose of reducing ball rebound and noise. Compliant equipment
similar to the Hockey Backboard Protection System HOC-048 (supplied by
Harrod UK).
A specialist hockey fence which has additional weldmesh at the bottom
rather than the usual timber boarding has now been specified. This, together
with the rubber mounts, reduces the noise generated by a ball hitting the
fence from 97dB to 68dB (according to the fencing suppliers).
Weldmesh fencing fitted with resilient fixings.
Vinyl panels for advertising if any are to be provided. Metal advertising
hoardings will not be used.

6.34

The Council’s Environmental Health Officer has reviewed the revised proposals and
advised that they would be sufficient to reduce noise generated to an acceptable
level.

6.35

As noted above, the current planning permission for the astro pitches allows their use
between 9am-10pm on Fridays, Saturdays and Sundays and 9am-11pm on any other
day of the week. While these hours are considered acceptable for the retained astro
pitches and car park, on account of the proximity of the proposed hockey pitch to
residential dwellings, it is considered that 10pm would be the appropriate limit for use
of the hockey pitch in the evening. This can be controlled by condition.

6.36

There would be some noise associated with the activity, for example general noise
from persons entering and exiting the hockey pitch, clash of hockey sticks and
patrons and observers interacting with one another. The noise increase is not
expected to be significant or harmful to neighbouring residents given the scale of the
development, its similarity to the existing activities at the site and the separation
distance. Particularly with the presence of the other pitches and sports facilities on
the site, overall, the level of noise associated with the proposed activity is
commensurate with the use of MOL and urban green space used for a range of
sporting activities.

6.37

Overall, it is considered that by virtue of the nature of the proposal and with the
proposed mitigation measures in place and secured by condition, the development
would not result in significant additional noise, light spill or disturbance to
neighbouring residential properties or the local community in accordance with Core
Strategy Policy 12.
Highways and Traffic Issues
i) Access
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6.38

Access to the proposed facilities would be via the existing access to the sportsground
from Canadian Avenue. This is considered appropriate as it is not considered that
the proposal will give rise to a significant number of trips by car and it is noted that
improved pedestrian and cycling facilities have been secured through the recent
permission for a nursery at the site.
ii) Servicing

6.39

No specific servicing requirements have been identified by the applicant. It is
considered that any servicing vehicles (likely those to maintain the pitches and drop
off and pick up equipment) would be infrequent and could utilise the existing access.
iii) Car Parking

6.40

In order to accommodate the hockey pitch, the existing car park would be reduced
from 105 to 79 spaces, a reduction of 25%. The submitted Transport Statement
includes a parking survey. The results show that the highest number of vehicles on
site at any one time was 101 at 9pm on the day of the survey. The survey also shows
relatively low proportions of people travelling to the site at present by sustainable
modes, given the high PTAL rating: 10% walking, 1.9% cycling and 14.8% by public
transport.

6.41

Recent improvements secured through the permission for change of use of part of
the Pavilion to a nursery include the creation of a segregated footpath along the
access road from Canadian Avenue as well as a cycle lane. As part of this application,
a significant increase in cycle parking on site is proposed, from approximately 6
spaces existing to 100 proposed. These will be conveniently located near the Pavilion
and retained astro pitches. The applicant has agreed as a condition of this application
the provision of public access via the gate and stairs on Catford Bridge during
community use hours. At present, only staff and students can access the site from
this point. For those arriving by train from London or by bus from the east, this access
would significantly shorten the route into the site. Public access would be secured as
part of the community use agreement. It is considered that these measures will
encourage more users of the site to travel by sustainable modes.

6.42

TfL advised that the reduction in parking spaces was acceptable, though would have
preferred a greater reduction in parking spaces. The Council’s Highways Officer
confirmed that the proposals were acceptable in this regard, provided that various
measures were secured by condition. These include details of the access strategy
for the general public (including signage) and details of lighting during these times;
details of the proposed secure cycle parking; and implementation of a Travel Plan.

6.43

As such, although the existing car park would be reduced, the number of users on
site at any one time is not expected to increase significantly and, with the benefit of
the measures identified to encourage more sustainable travel, officers are satisfied
that the proposal would be acceptable in terms of parking.

6.44

Overall, the proposed development would not result in significant impacts with
respect to highways and traffic issues.
Other considerations
i) Trees and Ecology
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6.45

An Arboricultural Impact Assessment was submitted in support of the application. It
identifies that 14 trees would be removed under the proposals, however all are
Category C or Category U trees (low value). All are young and relatively small with
varying degrees of canopy dieback associated with extensive compaction, limited
rooting zones and concrete enclosed and covered root systems. None have good
prospects for developing into long term feature trees. For these reasons, the removal
of these trees and the provision of replacement planting is considered acceptable.
The circumstances of trees along the western boundary is expected to improve, as
the proposed new car park will be located a greater distance from them. Nonetheless,
a condition is proposed to require that works are carried out in accordance with the
Tree Protection Plan provided in order to protect all boundary trees.

6.46

The proposed plans indicate replacement planting of 34 trees, in a mix of maples,
cherry and silverbirch. They would be planted along the eastern boundary of the car
park and to the south of the hockey pitch to provide screening. All would be either
‘heavy’ or ‘heavy standard’ specimens at the time of planting indicating a height of at
least 3.5m and therefore providing immediate impact.

6.47

The application is supported by an Ecological Report, which provides an indication
of the ecological value of the site and the potential for the site to be used by protected
species. Areas of habitat suitable for reptiles and badger were identified in the southwest and south of the site, areas that would remain unaffected under the current
proposals. The mature trees along the south and west boundaries were considered
of ecological importance, but again are not affected by the proposals. The Leyland
cypress dominated hedge and trees along the eastern boundary are described as
‘species-poor’, though would provide habitat for nesting birds.

6.48

The report recommends that the west boundary and south boundary remain as dark
as possible, with any lighting installed done so in a way that minimises light-spill onto
these boundaries and the included scattered trees. This is to ensure that the trees
along the west boundary and the adjacent SINC remain dark, and as inviting as
possible to foraging bats. Although floodlight spill diagrams as existing have not been
submitted, the replacement floodlighting system to the retained astro pitches is
comprised of a reduced number of floodlights which will be of a higher specification
than those existing. As such, it is expected that light spill to the western boundary
will be reduced.

6.49

The Council’s Ecological Regeneration Manager has advised that, while the
proposed lighting to the hockey pitch would have some impact on wildlife using the
corridor provided by mature planting on the eastern boundary, it would not be
sufficient to sustain an objection. He has requested that the lights are only turned on
during active use. Such a condition would not meet the test of enforceability and
cannot therefore be recommended. However, it is proposed to limit the hours of use
of the floodlights and, given the cost associated with using floodlights, it is not
anticipated that the applicant will have them switched on when the pitches are not in
use.

6.50

Overall, the scheme is considered acceptable in terms of arboricultural and
ecological impacts.
ii) Flood risk and drainage

6.51

The application site is located partly within Flood Zone 3A. Consequently,
development within this area should not reduce flood storage capacity. The applicant
has submitted a Phase 1 Flood Risk Assessment and Drainage Impact Assessment
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in support of the scheme. This explains that the levels of the pitch have been set such
that they do not impact on the flood storage of the site, and in fact would increase
storage capacity, whilst allowing the pitch to drain quickly in the event of inundation.
6.52

The EA has confirmed that it has no objection to the proposals, subject to conditions
in respect of contamination, piling and restrictions on infiltration.

6.53

Given that the design has accounted for flood storage, that the use would be classified
as ‘Water Compatible’ under the NPPF and on the basis of the proposed mitigation
to be conditioned, it is considered that the proposals would be acceptable in terms of
flood risk and drainage.
iii) Archaeology

6.54

The site is located within an Area of Archaeological Priority. Within these areas,
Development Management Plan 37 advises that development proposals may require
preliminary archaeological site evaluations. An Archaeological Desktop Assessment
was submitted in support of the scheme, to which Historic England advised that it
should be supplemented by geotechnical data. The applicant subsequently submitted
the requested data and, on this basis, Historic England confirmed that there was a
discernible but limited on-going archaeological interest on site. They propose a
condition requiring limited archaeological evaluation as part of the development.

6.55

With the benefit of this mitigation, it is considered that the proposals are acceptable
in reference to DM Policy 37.

7.0
7.1

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

7.2

The principle of replacing an area of car park, underutilised astro pitches and playing
field with an artificial pitch is considered acceptable, as it would constitute an
appropriate use within MOL. The proposal would not remove urban green space but
reconfigure an area comprised of grass playing field, parking hardstanding and astro
pitch to provide a new artificial pitch, providing a new recreational facility for the
College and local community.

7.3

The design of the proposals would be compatible with the site’s MOL designation and
with the special characteristics of the conservation area. Any harm caused to the
conservation area would be of minor significance causing less than substantial harm
and can be mitigated through the imposition of conditions.

7.4

The specification of the proposed floodlighting to the new hockey pitch has reduced
light spill levels to a very low level, in line with relevant guidance. Together with
measures to minimise rebound noise associated with the use of the pitch and a
condition restricting the use of the hockey pitch, it is considered that the development
would not result in significant additional noise, light spill or disturbance to
neighbouring residential properties or the local community.

7.4

In respect of various technical matters including access and parking, archaeology,
flood risk and drainage and ecology and trees, the proposals are considered to be
acceptable in relation to the relevant policies and any residual impacts can be
adequately controlled by condition.
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7.5

8.0

Overall, it is considered that the proposal would deliver a new, well-designed
recreational resource in an appropriate location and would not give rise to any
significant impacts which cannot be adequately mitigated through the proposed
conditions.

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:
1554_LL-126 P01; 1554_LL-114 P06; 1554_LL-121 P00; 1554_LL-122 P00;
1554_LL-123 P00; 1554_LL-124 P00; 1554_LL-125 P00; 1554_LP-302 P00;
1554_LP-303 P00; Soft Landscape Maintenance Programme; Acoustic Feasibility
Report; Heritage Statement; Desk-Based Archaeological Assessment; Preliminary
Ecological Appraisal; Lighting Assessment Report; Geotechnical and
Geoenvironmental Desktop Study; Transport Statement; Draft Travel Plan; Flood Risk
Assessment; Drainage Impact Assessment; Image board (WWA) (received 11th
November 2016);
1554_LL_119 Rev P02 (received 14th December 2016); 1554_LL_113 Rev P02;
1554_LL_127 Rev P01; 1554_LL_132 Rev P00 (received 3rd February 2017);
12478-CRH-00-DR-D-6175-P1; 12478-CRH-00-DR-D-6176-P1 (received 13th
February 2017);
Acoustic Technical Note (RBA Acoustics, 13.02.17); Lighting letter statement (Silcock
Dawson & Partners, 17.02.17); 160210 E100 Rev T2; 1554_LD-504 Rev T00;
(received 23rd February 2017);
12478-CRH-XX-DR-D-5900 P1; Lighting Technical Report (Abacus);
1554_LL_114_T06 (received 10th April 2017);
1554_Lse_402 T01 (received 20th April 2017);
HL250D15; Sports Pack HL250 15 Metre (Abacus); RL201/41/23 H; 1554_LL_136
P00 (received 23rd June 2017); and 12478-CRH-00-DR-D-6179-P1 (received 27th
June 2017).
Reason: To ensure that the development is carried out in accordance with the
approved documents, plans and drawings submitted with the application and is
acceptable to the local planning authority.

3.

A) No development other than demolition to existing ground level shall commence on
site until each of the following have been complied with:-
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i) the developer has secured the implementation of a programme of archaeological
evaluation in accordance with a Written Scheme of Investigation, which has first been
submitted to and approved in writing by the local planning authority and a report on
that evaluation has been submitted to and approved by the local planning authority in
writing;
ii) the developer has secured the implementation of a programme of archaeological
mitigation in accordance with a Written Scheme of Investigation which has been
submitted by the applicant and approved by the local planning authority in writing and
a report on that evaluation has been submitted to and approved by the local planning
authority in writing.
B) The development shall not be occupied until the site investigation and post site
work assessment has been completed in accordance with the programme set out in
the Written Scheme of Investigation approved under Part A above, and the provision
for analysis, publication and dissemination of the results and archive deposition has
been secured.
Reason: To ensure adequate access for archaeological investigations in compliance
with Policies 15 High quality design for Lewisham and 16 Conservation areas,
heritage assets and the historic environment of the Core Strategy (June 2011) and
Policy 7.8 of the London Plan (July 2011).

4.

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

Dust mitigation measures.

(b)

The location and operation of plant and wheel washing facilities

(c)

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

(d)

Details of construction traffic movements including cumulative impacts which
shall demonstrate the following:(i)
Rationalise travel and traffic routes to and from the site.
(ii) Provide full details of the number and time of construction vehicle trips to
the site with the intention and aim of reducing the impact of construction
relates activity.
(iii) Measures to deal with safe pedestrian movement.

(e)

Security Management (to minimise risks to unauthorised personnel).

(f)

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

Reason: In order that the local planning authority may be satisfied that the demolition
and construction process is carried out in a manner which will minimise possible
noise, disturbance and pollution to neighbouring properties and to comply with Policy
5.3 Sustainable design and construction, Policy 6.3 Assessing effects of development
on transport capacity and Policy 7.14 Improving air quality of the London Plan (2015).
5.

(a)

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

Page 42

(i)

(ii)

(iii)

A desk top study and site assessment to survey and characterise the
nature and extent of contamination and its effect (whether on or off-site),
as well as the potential for UXOs, and a conceptual site model have been
submitted to and approved in writing by the local planning authority.
A site investigation report to characterise and risk assess the site which
shall include the gas, hydrological and contamination status, specifying
rationale; and recommendations for treatment for contamination.
encountered (whether by remedial works or not) has been submitted to
and approved in writing by the Council.
The required remediation scheme implemented in full.

(b)

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

(c)

The development shall not be occupied until a closure report has been
submitted to and approved in writing by the Council.
This shall include verification of all measures, or treatments as required in
(Section (a) i & ii) and relevant correspondence (including other regulating
authorities and stakeholders involved with the remediation works) to verify
compliance requirements, necessary for the remediation of the site have been
implemented in full.
The closure report shall include verification details of both the remediation and
post-remediation sampling/works, carried out (including waste materials
removed from the site); and before placement of any soil/materials is
undertaken on site, all imported or reused soil material must conform to current
soil quality requirements as agreed by the authority. Inherent to the above, is
the provision of any required documentation, certification and monitoring, to
facilitate condition requirements.

Reason: To ensure that the local planning authority may be satisfied that potential
site contamination is identified and remedied in view of the historical use(s) of the site,
which may have included industrial processes and to comply with DM Policy 28
Contaminated Land of the Development Management Local Plan (November 2014).
6.

The development shall be carried out in accordance with the details of weldmesh
fencing (drawing 1554_LD_504 T00) and other sound reduction measures set out in
the Acoustic Technical Note (RBA Acoustics, 13.02.17). The hockey pitch shall not be
first used until the sound reduction measures have been implemented in their entirety.
Thereafter, the sound reduction measures shall be maintained in perpetuity in
accordance with the approved details.
Reason: To safeguard the amenities of the occupiers of the proposed dwellings and
to comply with DM Policy 26 Noise and vibration, DM Policy 31 Alterations and
extensions to existing buildings including residential extensions, DM Policy 32
Housing design, layout and space standards of the Development Management Local
Plan (November 2014).

7.

(a) No drainage systems for the infiltration of surface water drainage in to the ground
are permitted other than with the express written consent of the Local Planning
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Authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to controlled waters.
(b) The development shall be carried out in accordance with the approved drainage
strategy (Appendix D of Drainage Impact Assessment, Campbell Reith October 2016)
and thereafter retained in accordance with the details approved therein.
Reason
To ensure the development complies with the National Planning Policy Framework
(NPPF) (Paragraphs 109 and 121), Policies 5.12 Flood risk management and 5.13
Sustainable drainage in the London Plan (July 2011) and Objective 6: Flood risk
reduction and water management and Core Strategy Policy 10:Managing and
reducing the risk of flooding (2011) to prevent any impact on groundwater within the
underlying aquifers located in Source Protection Zone 1 (SPZ1) for a public water
supply.
8.

Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the Local Planning Authority,
which may be given for those parts of the site where it has been demonstrated that
there is no resultant unacceptable risk to groundwater. The development shall be
carried out in accordance with the approved details.
Reason: To ensure the development complies with the National Planning Policy
Framework (NPPF) (Paragraphs 109 and 121); to prevent any impact on groundwater
within the underlying aquifers located in Source Protection Zone 1 (SPZ1) for a public
water supply.

9.

(a) The development shall be constructed in those materials as detailed on the
approved plans 1554_LD_504 T00; wwa_1554_LL_122 P00; Image Board (WWA).
(b)

Prior to the commencement of works above ground level, details of the colour of
the fencing to the artificial pitches shall be submitted to and approved in writing
by the local planning authority.

(c)

The scheme shall be carried out in full accordance with those details, as
approved.

Reason: To ensure that the design is delivered in accordance with the details
submitted and assessed so that the development achieves the necessary high
standard and detailing in accordance with Policies 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.
10.

(a) A minimum of 100 cycle parking spaces shall be provided within the development
as indicated on plans wwa_1554_LL_114 T06 and Image Board (WWA) hereby
approved.
(b) All cycle parking spaces shall be made available for use prior to occupation of the
development and maintained thereafter.
Reason: In order to ensure adequate provision for cycle parking and to comply with
Policy 14: Sustainable movement and transport of the Core Strategy (2011).
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11.

(a)

No development shall commence above ground level on site until drawings
showing hard landscaping of any part of the site not occupied by buildings
(including details of the permeability of hard surfaces) have been submitted and
approved in writing by the local planning authority.

(b)

All hard landscaping works which form part of the approved scheme under part
(a) shall be completed prior to occupation of the development.

Reason: In order that the local planning authority may be satisfied as to the details of
the proposal and to comply with Policies 5.12 Flood risk management and 5.13
Sustainable Drainage in the London Plan (2015), Policy 15 High quality design for
Lewisham of the Core Strategy (June 2011) and Development Management Local
Plan (November 2014) Policy 25 Landscaping and trees, and DM Policy 30 Urban
design and local character.
12.

No development approved by this planning permission shall take place until a
remediation strategy that includes the following components of a scheme to deal with
the risks associated with contamination of the site has been submitted to, and
approved in writing by, the Local Planning Authority:
1) a preliminary risk assessment which has identified:
 all previous uses;
 potential contaminants associated with those uses;
 a conceptual model of the site indicating sources, pathways and receptors;
 potentially unacceptable risks arising from contamination at the site;
2) a site investigation scheme, based on (1), to provide information for a detailed
assessment of the risk to all receptors which may be affected, including those off site;
3) the results of the site investigation and detailed risk assessment referred to in (2)
and, based on these, an options appraisal and remediation strategy giving full details
of the remediation measures required and how they are to be undertaken;
4) a verification plan providing details of the data which will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action. Any changes to these
components require the express consent of the Local Planning Authority. The scheme
shall be implemented as approved.
Reason
For the protection of controlled waters, in line with the National Planning Policy
Framework (NPPF) (Paragraphs 109 and 121); the site is located in a Source
Protection Zone 1 (SPZ1).

13.

(a)

No part of the development hereby approved shall be occupied until such time
as a user’s Travel Plan, in accordance with Transport for London’s document
‘Travel Planning for New Development in London’ has been submitted to and
approved in writing by the local planning authority. The development shall
operate in full accordance with all measures identified within the Travel Plan
from first occupation.

(b)

The Travel Plan shall specify initiatives to be implemented by the development
to encourage access to and from the site by a variety of non-car means, shall
set targets and shall specify a monitoring and review mechanism to ensure
compliance with the Travel Plan objectives. The Travel Plan must include use of
the site for community purposes.
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(c)

Within the timeframe specified by (a) and (b), evidence shall be submitted to
demonstrate compliance with the monitoring and review mechanisms agreed
under parts (a) and (b).

Reason: In order that both the local planning authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to comply
with Policy 14 Sustainable movement and transport of the Core Strategy (June 2011).
14.

No occupation of any part of the permitted development shall take place until a
verification report demonstrating completion of the works set out in the approved
remediation strategy and the effectiveness of the remediation have been submitted to
and approved, in writing, by the Local Planning Authority. The report shall include
results of sampling and monitoring carried out in accordance with the approved
verification plan to demonstrate that the site remediation criteria have been met. It
shall also include a plan (a ‘long-term monitoring and maintenance plan’) for
longerterm monitoring of pollutant linkages, maintenance and arrangements for
contingency action, as identified in the verification plan, if appropriate, and for the
reporting of this to the Local Planning Authority. Any long-term monitoring and
maintenance plan shall be implemented as approved.
Reason: To prevent any impact on groundwater within the underlying aquifers located
in Source Protection Zone 1 (SPZ1) for a public water supply.

15.

All planting, seeding or turfing comprised in the landscaping scheme hereby approved
shall be carried out in the first planting and seeding seasons following the occupation
of the buildings or the completion of the development, whichever is the sooner. Any
trees or plants which within a period of 5 years from the completion of the
development die, are removed or become seriously damaged or diseased, shall be
replaced in the next planting season with others of similar size and species.
Reason: In order that the local planning authority may be satisfied as to the details of
the proposal and to comply with Policy 12 Open space and environmental assets, and
Policy 15 High quality design for Lewisham of the Core Strategy (June 2011), and DM
Policy 25 Landscaping and trees and DM Policy 30 Urban design and local character
of the Development Management Local Plan (November 2014).

16.

None of the trees, including the Leyland Cypress hedge to the east of the artificial
hockey pitch, shown as being retained on the permitted plans shall be lopped or felled
without the prior written consent of the local planning authority
Reason: To comply with Policy 12 Open space and environmental assets of the Core
Strategy (June 2011) and policies DM 25 Landscaping and trees and 30 Urban design
and local character of the Development Management Local Plan (November 2014).

17.

The development hereby approved shall only be operated as follows:
i) the new artificial hockey pitch and its associated floodlighting shall only be operated
between the hours of 8am and 10pm on any day of the week; and
ii) the floodlighting associated with the six retained 5-a-side astro pitches and car park
shall only be operated between the hours of 8am and 11pm on any day of the week.
Reason: To safeguard the amenities of the adjoining premises and the area generally
and to comply with Policy 15 High quality design for Lewisham of the Core Strategy
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(June 2011) and Policies DM 26 Noise and vibration and DM 27 Lighting of the
Development Management Local Plan (November 2014).
18.

(a)

The floodlighting to the artificial pitches and car park hereby approved shall be
installed in accordance with the approved drawings and such directional hoods
shall be retained permanently.

(b)

The Lux levels generated by the floodlighting hereby approved shall not exceed
those shown on the approved plan 160210 E100 T2.

Reason: To safeguard the amenities of the adjoining premises and the area generally
and to comply with Policy 15 High quality design for Lewisham of the Core Strategy
(June 2011) and DM Policy 27 Lighting of the Development Management Local Plan
(November 2014).
19.

(a) No development shall commence until the following documents have been
submitted to and approved in writing by the Local Planning Authority, having
consulted with Sport England:
(i) A detailed assessment of ground conditions (including drainage and topography)
and re-levelling of the grass pitch located directly to the south of the proposed hockey
pitch to identify constraints which could affect playing field quality of the land
proposed for the resurfacing; and
(ii) Based on the results of the assessment to be carried out pursuant to (i) above, a
detailed scheme which ensures that the playing field will be provided to an acceptable
quality. The scheme shall include a written specification of soils structure, proposed
drainage, cultivation and other operations associated with grass and sports turf
establishment and a programme of implementation.
(b) The approved scheme shall be carried out in full and in accordance with a
timeframe agreed with the Local Planning Authority after consultation with Sport
England. The land shall thereafter be maintained in accordance with the scheme and
made available for playing field use in accordance with the scheme.
Reason: To ensure that the playing field is prepared to an adequate standard and is
fit for purpose in accordance with NPPF paragraph 74.

20.

No development shall commence until a community use agreement prepared in
consultation with Sport England has been submitted to and approved in writing by the
Local Planning Authority. The agreement shall apply to the artificial grass hockey pitch,
six 5-a-side pitches, pavilion changing rooms and stair access from Catford Bridge and
shall include details of pricing policy, hours of use, lighting, signage, access by nonmembers, management responsibilities and a mechanism for review, and any other
measures necessary to in order to secure the effective community use of the facilities.
The development shall be operated in accordance with the approved agreement from
first use.
Reason: To secure well managed safe community access to the sports facility, in
accordance with Policy 19 Provision and maintenance of community and recreational
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facilities and Policy 20 Delivering educational achievements, healthcare provision and
promoting healthy lifestyles of the Core Strategy DPD (2011).
21.

Prior to first operation of the development hereby approved, a maintenance schedule
for the artificial grass hockey pitch, grass pitch to the south and six 5-a-side astro
pitches, including measures for replacement and a mechanism for review, shall be
submitted to and approved in writing by the Local Planning Authority in consultation
with Sport England. The measures set out in the approved scheme shall be complied
with in full from first use of the artificial grass pitch.
Reason: To ensure that the new facilities are managed and maintained to deliver a
facility which is fit for purpose, in accordance with Policy 19 Provision and maintenance
of community and recreational facilities and Policy 20 Delivering educational
achievements, healthcare provision and promoting healthy lifestyles of the Core
Strategy DPD (2011).

22.

The vehicular barrier to the car park shown on drawing wwa_1554_LL_123 Rev P00
shall be provided and made available for use prior to first use of the development and
maintained thereafter in perpetuity.
Reason: To ensure the permanent retention of the space(s) for parking purposes
and to ensure that the use of the building does not increase on-street parking in the
vicinity and to comply with Policy 14 Sustainable movement and transport of the Core
Strategy (June 2011), DM Policy 29 Car parking of the Development Management
Local Plan (November 2014), and Table 6.2 of the London Plan (March 2016).

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.
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ST. DUNSTAN'S JUBILEE SPORTS GROUND AND CLUB HOUSE, CANADIAN
AVENUE, LONDON, SE6 4SW Site Map
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Agenda Item 5
Committee

PLANNING COMMITTEE (C)

Report Title
Ward
Contributors
Class

125-131 Kirkdale, SE26
Forest Hill
Geoff Whitington
PART 1

Date: 20 July 2017

Reg. Nos.

DC/16/099356

Application dated

2 December 2016

Applicant

Bernard Construction UK LLP

Proposal

Demolition of the existing Windmill Public House
at 125-131 Kirkdale SE26 and the construction of
a part three/part four storey building comprising 2
one bedroom and 7 two bedroom self-contained
residential units (Class C3), and a public house
(Class A4) with ancillary floorspace at ground
floor, together with associated cycle parking,
landscaping, and amenity space.

Applicant’s Plan Nos.

615-SE26-20-1_SLP01; 16-1211-01H; 16-121102E; 16-1211-03D; 16-1211-04; 16-1211-05; 161211-06; 16-1211-07, WP3213,
Design and
Access Statement, BREEAM Pre-Assessment
Report, Noise Assessment, Planning Statement,
Transport Statement, Ventilation and Extraction
Statement, Construction Management Plan
Received 5 December 2016;
16-1211-01L Received 1 June 2017;
201 Rev C Received 3 July 2017.

Background Papers

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

Designation

PTAL 4

1.0
1.1

Case File LE/240/125/TP
Local Development Framework Documents
The London Plan (2015 as amended)
The NPPF

Property/Site Description
The application relates to the Windmill Public House (Use Class A4), located on the
east side of Kirkdale, which is a part two/ part three-storey building constructed as a
purpose built ‘Wetherspoon’s’ pub in 2000. The building is currently vacant.
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1.2

Kirkdale is a local shopping parade and hence the character is dominated by
ground floor commercial units with residential uses above. The parade is generally
well occupied towards Sydenham, however it is noted that a number of units are
vacant further west of the site towards the junction with Dartmouth Road.

1.3

The site is not located in a conservation area, however the Halifax Street
Conservation Area is located nearby. Furthermore, Grade II Listed Buildings are
located on Kirkdale opposite the site.

1.4

Kirkdale is a classified ‘B’ road with parking restrictions along most of the road, as
well as part of Willow Way and Dartmouth Road. The site has a PTAL value of 4,
based on a scale of 0-6b with 6b being the highest. Sydenham Station is located
700m from the site with bus routes along Kirkdale and Dartmouth Road. Overall, the
accessibility of the site is considered to be good.

2.0

Planning History

2.1

Planning permission was granted in 1999 for the demolition of buildings and the
construction of a two-storey building incorporating the existing Windmill Public
House at 125-131 Kirkdale (DC/99/44839).

2.2

An application was submitted in 2015 for the demolition of The Windmill Public
House, 125-131 Kirkdale SE26 and the construction of a part two/part three/part
four storey building incorporating a public house (Use Class A4) and restaurant
(Use Class A3) on the ground floor to the front, 2 studios (Use Class B1) on the
ground floor to the rear and 8 three bedroom and 1 one bedroom flats above,
together with cycle storage, refuse storage, solar panels and green roofs.

2.3

The applicants, Antic London, have since withdrawn their interest in developing the
site, and to date, the application remains undetermined.

3.0

Current Planning Application

3.1

The current application, which has been subject to amendments since the original
submission, proposes the demolition of the existing building in its entirety, and the
construction of a replacement part three/ part four-storey building.

3.2

The ground floor would accommodate an A4 public house, which would measure an
internal area of 368sqm, compared to the existing 402sqm. The layout of the pub is
largely indicative at this stage as a future occupier has yet to be identified.

3.3

A 30sqm office (B1a Use) was originally shown to the rear of the building, however
following officer concerns relating to the siting of the office and need for such use,
and the applicant has amended the scheme to show the space as ancillary to the
public house.

3.4

Nine self-contained residential units would be provided on the upper floors,
comprising 2 one bedroom and 7 two bedroom self-contained flats. Units 1, 2, 5 and
6 would be accessed from the front of the building, whilst the entrance for the
remaining units would be located at the rear, accessed from Willow Way. Amenity
space would be afforded to each unit in the form of either balconies/ terraces or
private first floor gardens to the central area.
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3.5

The proposal would provide no off-street parking. 17no. dry and secure cycle
spaces for residential occupiers would be sited to the front and rear of the building,
as would refuse and recycling bins.

3.6

Servicing and deliveries to the pub would be undertaken to the rear of the building
from Willow Way.

3.7

A bio-diverse green living roof would be constructed to the flat roof of the rear
element of the building.

4.0

Consultation
Neighbours and Local Amenity Societies

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

A site notice was displayed, letters were sent to residents in the surrounding area
and the relevant ward Councillors.
Written Responses received from Local Residents

4.3

Three letters have been received, objecting to the proposed development, on the
following grounds:
- Height of the proposed development;
- A part 3, part 4 storey building is far larger than the current structure and we fear
will sit much taller on this stretch of Kirkdale High Street, and be unsympathetic
to the neighbouring buildings;
- Overlooking;
- An small independent pub operator would be more favoured than a commercial
chain pub operator;
- Provision of front balconies;
- Lack of natural light to north facing Block B;
- No reference to fire exits;
- Provision of opaque windows;
- Concerned that smokers would congregate on Kirkdale frontage.

4.4

The Sydenham Society have objected to the planning application. Extracts of their
response are as following:
The Society deplores the developer’s intention to demolish such a recently
constructed building, which, with a small amount of cosmetic remodelling and a long
overdue makeover, could continue to serve the community for many years to come.
Whilst the Society recognises that the developer has included a new pub at the
ground floor in the deposited proposals, the Society’s interpretation of the facilities
shown is that it would lack ambience and be too small to continue to act as the
multi-function venue that attracted a loyal clientele.
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The Society laments the fact that proposals to demolish the existing building have
been put to Lewisham Council with no attempt by the new owner/applicant to either
run the current venue themselves or to try to find a licensee to do so.
It seems to the Sydenham Society that this site is attractive to Bernard Construction
purely as a residential development opportunity.
If Lewisham were minded to grant the current application, we foresee the ground
floor remaining empty until such time as the applicant applies for change of use,
possibly for more flats. However, we would ask that if Lewisham did, despite our
objection, grant this application that it be on condition that no residential units are
occupied until a long-term leaseholder is found for the pub.
There is no provision at all for parking. It would be disingenuous to suggest the staff
and residents will not own cars. If, despite the Sydenham Society’s objection,
Lewisham were minded to grant this application, we would request that it be made a
condition of any lease or freehold sale that no cars be registered at this address.
Prior to The Windmill being closed, deliveries were made to the front of the building
(not the rear, as stated in the planning application) and taken through the dedicated
delivery door to the front right of the building, where a goods lift leads directly to the
offices and “beer cellar”, which is on the first floor. There is no space on the Council
owned access road to the rear of the building for loading, other than a double yellow
lined area against the back wall of 54 Willow Way.
The proposed “central gardens” would appear to have no natural daylight.
It is not only deeply unpleasant to have refuse bins by the front entrance to the flats
and pub – unpleasant to pedestrians and passengers waiting for buses, and offputting to potential customers of the pub – but I question how this fits with the
current arrangements regarding refuse collection from this part of Kirkdale, where
wheelie bins have been replaced with bin bags and a thrice daily collection. Even
when collected thrice daily, it would be unacceptable if quantities of rubbish bags
were left by the bus stop.
The inward facing bedrooms will lack privacy, as they face one another across the
central courtyard gardens.
The obscured glass windows will restrict the amount of light being admitted and
could be depressing for residents.
The scheme as a whole is a clear case of over development of a relatively small
parcel of land. Every millimetre of the footprint appears to have been built over and
height increased still further. The narrow, Council-owned, access road behind The
Windmill services the former Council depot, which is currently subject to a planning
application to build a transport-servicing centre and associated two-storey
Portakabins
The plans include no external space for the pub’s clientele.
Residents in the proposed flats directly above the Windmill will have the right to
complain about disturbance – even though they will have “come to the nuisance”.
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The first floor bedrooms will be particularly affected, as they are directly over the bar
and the pub’s kitchen.
There is no staff accommodation in the plans. That will affect not only the viability of
the business, but pose a security risk as no responsible person/keyholder will be on
the premises overnight.
The compromises inflicted on the business by these proposals will affect the
attractiveness, popularity and offer provided by this public house, jeopardising its
long-term use and viability as a public house with the associated loss of this
community facility.
The Noise Impact assessment survey is highly suspect and largely irrelevant. It
references drawings which do not form part of the current application (presumably
earlier versions of the plans) so its findings cannot be relied upon. The survey also
makes very significant assumptions about the levels of noise to be generated within
the pub especially referencing music being played and sound systems to be
installed.
The survey does not detail any mitigations or sound insulation measures between
the pub and the residential units directly above.
The Society respectfully requests that this inappropriate and ill-conceived scheme
will be refused a grant of planning permission. However, if the Case Officer were
minded to approve the application, then in view of the Localism Act, the Council’s
recognition of The Windmill’s importance by granting ACV status, its high profile in
Case Law regarding the status of the ACV nominating body, and the ramifications
for Lewisham’s Pub Policy, we would urge that this application be referred to the
Planning Committee and that a notice be placed in the local press. Wetherspoons
left The Windmill because it was too small for their purposes.
With a little TLC and some ambition, the Society believes The Windmill can thrive
once again. We would be delighted to share our ideas with the applicants and work
with them to find a forward-looking licensee.
(Letters are available to Members)
5.0

Policy Context
Introduction

5.1

Section 70(2) of the Town and Country Planning Act 1990 (as amended) sets out
that in considering and determining applications for planning permission the local
planning authority shall 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
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(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.
The London Plan (2015 as amended)

5.6

The London Plan policies relevant to this application are:
Policy 3.9 Mixed and balanced communities
Policy 3.16 Protection and enhancement of social infrastructure
Policy 6.3 Assessing effects of development on transport capacity
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.12 Road network capacity
Policy 6.13 Parking
Policy 7.4 Local Character
Policy 7.5 Public Realm
Policy 7.6 Architecture
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Nationally Described Space Standard
5.7

Technical housing standards – nationally described space standard (2015)
London Plan Supplementary Planning Guidance (SPG)

5.8

The London Plan SPG’s relevant to this application are:Housing (2016)
Core Strategy

5.9

The Core Strategy was adopted by the Council at its meeting on 29 June 2011. The
Core Strategy, together with the Site Allocations, the London Plan and the
Development Management Local Plan (2014), 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
CS Policy 1
CS Policy 14
CS Policy 19

Lewisham Spatial Strategy
Areas of Stability and Managed Change
Housing provision, mix and affordability
Sustainable movement and transport
Provision and maintenance of community and recreational
facilities

Development Management Local Plan
5.10

The Development Management Local Plan was adopted by the Council at its
meeting on 26 November 2014. The Development Management Local Plan,
together with the Site Allocations, the Lewisham Town Centre Local Plan, the Core
Strategy and the London Plan is the borough's statutory development plan. The
following lists the relevant strategic objectives, spatial policies and cross cutting
policies from the Development Management Local Plan as they relate to this
application:DM Policy 1
DM Policy 17
DM Policy 20
DM Policy 22
DM Policy 26
DM Policy 27
DM Policy 29
DM Policy 30
DM Policy 32
DM Policy 35
DM Policy 43

Presumption in favour of sustainable development
Restaurants and cafés (A3 uses) and drinking establishments
(A4 uses)
Public houses
Sustainable design and construction
Noise and vibration
Lighting
Car parking
Urban design and local character
Housing design, layout and space standards
Public realm
Art, culture and entertainment facilities
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6.0

Planning Considerations

6.1

The main planning considerations include:
(a)

Principle of the Loss of the Building;

(b)

Impact on the Public House;

(c)

Principle of a Mixed use Development;

(d)

Scale and Design;

(e)

Standard of Accommodation;

(f)

Highway and Traffic Issues;

(g)

Sustainability and Energy.

Principle of the Loss of the Building
6.2

DM Policy 30 states that the retention and refurbishment of existing buildings that
make a positive contribution to the environment will be encouraged and should
influence the character of new development and the development of a sense of
place. Their value and significance as a heritage asset will be assessed as part of
any development proposal.

6.3

In addition to this, Part 1(c) and (d) of DM Policy 20 relates to the historical
importance of buildings and highlights that an assessment of the buildings
importance within the streetscape must first be assessed before the loss is
accepted.

6.4

The subject building is not a listed building and is not located within a conservation
area. Whilst it is located close to the Halifax Street Conservation Area and listed
buildings, being a modern construction, it is not considered to provide any
significance to the historical character of the area.

6.5

In Planning terms, a heritage asset is ‘a building, monument, site, place, area or
landscape identified as having a degree of significance meriting consideration in
planning decisions, because of its heritage interest.’

6.6

In this case, the existing building is not considered to be a heritage asset. Whilst the
existing building is not incongruous within the existing streetscape, officers consider
that the character is not significantly important to the overall quality of the street.

6.7

It is acknowledged that the building was subject to status as an Asset of Community
Value until 2016, which related primarily to its use as a public house rather than the
design quality of the building. This is discussed in further detail in paragraph 6.20.

6.8

Therefore the principle of the demolition is considered acceptable. Notwithstanding
the loss, the proposed building would be required to be the highest standard of
design, in compliance with core planning principles of the NPPF, Core Strategy
Policy 15 and DM Policy 30.
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Public House Use
6.9

Core Strategy Policy 19 states the Council will apply the London Plan policies
relating to community facilities to ensure there is no net loss of facilities.

6.10

In line with the London Plan and Core Strategy Policy, the Council has prepared a
report ‘Pubs in Lewisham: an evidence based study’ (2013) which draws together
information about public houses in Lewisham and the UK and provides the evidence
base for a detailed policy. The report shows that as of 2013 there were 92 pubs in
the borough, down from 115 in 2006, and during the period c.1995 to 2011, 62 pubs
were closed.

6.11

The report highlights that Lewisham’s pubs are an important community resource.
Pubs can provide a central focus to an area or enhance the vitality of a residential
neighbourhood. Pubs can be hubs for generating social interactions and can
provide important space for community groups to meet.

6.12

For this reason, DM Policy 20 was adopted into the Council’s LDF, of which the aim
is to prevent the loss of public houses or pubs unless robust evidence is provided to
justify the loss and the proposed change of use has been adequately assessed as
suitable.

6.13

Part 1 of the policy states that the Council will only permit the change of use or
redevelopment of a public house (Use Class A4) after an assessment of the
following:
(a)

a viability report that demonstrates to the Council's satisfaction that the public
house is no longer economically viable, including the length of time the public
house has been vacant, evidenced by the applicant of active and appropriate
marketing for a constant period of at least 36 months at the existing use value;

(b)

the role the public house plays in the provision of space for community groups
to meet and whether the loss of such space would contribute to a shortfall in
local provision, including evidence that the premises have been offered to use
or to hire at a reasonable charge to community or voluntary organisations over
a 12 month period and there is no longer a demand for such use;

(c)

the design, character and heritage value of the public house and the
significance of the contribution that it makes to the streetscape and local
distinctiveness, and where appropriate historic environment, and the impact
the proposal will have on its significance; and,

(d)

the ability and appropriateness of the building and site to accommodate an
alternative use or uses without the need for demolition or alterations that may
detract from the character and appearance of the building.

6.14

The existing A4 floorspace of the Windmill is 402 sqm. The proposed development
would reduce that to 368sqm, with 238sqm being customer floorspace excluding
toilets, bar, kitchen etc.

6.15

It must be stressed that the floor layout of the proposed pub is indicative at this
stage, and would be subject to change to reflect the needs of the future operators.
The floor to ceiling height as shown would be 3 metres, however the installation of
mechanical ventilation would need to be accommodated within a false ceiling,
thereby reducing the height to approximately 2.4 metres.
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6.16

There are no planning standards relating to the internal arrangement of public
houses, therefore officers are unable to assess this in detail, however as
addressed, it is considered the overall floor area would be appropriate for this
location, being capable of accommodating all necessary services attributed to A4
use that would ensure its viability, whilst the internal headheight would appear to be
acceptable.

6.17

The application is supported by a planning statement that advises the Windmill pub
has been vacant since 2013. It also states that the applicant is ‘making all
reasonable efforts to establish a named operator for the proposed public house.’
Rapleys Retail & Leisure Agency Team and public house agency specialists AG&G
have been undertaking a ‘comprehensive’ marketing exercise property since
December 2016. Prior to this, the premises had been marketed extensively by a
number of pub agents for 12-18 months with no offers.

6.18

The large floorspace of the existing premises has been identified by the applicants
as a reason why it has remained vacant since 2013, not being a viable option within
this out of town centre location. The previous application stated;
It may well be that a smaller A4 unit would better suit this location, being
easier to fill, cheaper to fit out and more cost effective to operate, with
significantly lower overheads (rent and rates) than the existing property. A
smaller unit would better suit a new start up or an owner/operator, greatly
increasing the number of potential occupiers and buying with it the vitality
of the new entrant.

6.19

At the time of writing this report, marketing procedures were ongoing, therefore
officers have no indication of the pub operator. As such, a condition limiting the use
to a specific occupier cannot be secured at this stage to ensure the viability of the
public house, in compliance with aforementioned policies. Nevertheless, officers
consider that the proposed reduction in floorspace would not reduce the viability of
public house use, and are satisfied it would not be so significant to be considered
contrary to DM Policy 20.
Asset of Community Value

6.20

The concerns raised regarding the Asset of Community Value (ACV) status of the
property is noted. This listing of buildings as ACV is pursuant to the Localism Act
2011 and allows local groups to bid on an ACV property prior to the selling of the
site. With respect to planning decisions the Government’s non-statutory guidance
note of late 2012 states:The provisions do not place any restriction on what an owner can do with their
property, once listed, so long as it remains in their ownership. This is because it is
planning policy that determines permitted uses for particular sites. However the
fact that the site is listed may affect planning decisions - it is open to the Local
Planning Authority to decide whether listing as an asset of community value is a
material consideration if an application for change of use is submitted, considering
all the circumstances of the case.
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6.21

In other words, the grant or refusal of planning permission may take into account
the listing as an ACV, however this is at the discretion of the planning authority. The
Windmill pub was listed as an ACV in 2013, however the protection expired on 8 th
April 2016. In accordance with Regulation 2(b) of the Assets of Community Value
(England) Regulations 2012, if the Council is provided with information that a
relevant disposal of a listed asset has taken place (within the protected period),
other than one referred to in section 95(5) of the Localism Act 2011, it will proceed
to remove the entry from the list in respect of that asset (or the relevant part) as
soon as reasonably practicable. The restriction will also be removed from the title.

6.22

Following notice of intention to dispose, no community group proceeded to
purchase the asset. The disposal took place in April 2016 so the requirement is
satisfied. The disposal was a relevant disposal and was not one referred to in
section 95(5) of the Localism Act 2011. As the requirements of Regulation 2(b) were
satisfied and the Council was provided with information to that effect, it was required
to remove the asset from the list.

6.23

Subsequently, officers consider that the former ACV status holds little weight in the
assessment of the proposed reduction in floorspace. Nevertheless, the re-provision
of a public house use within the proposed scheme accords with the aspirations of
the former ACV status.
Principle of a Mixed use Development

6.24

The National Planning Policy Framework (NPPF) states in Paragraph 49 that
housing applications should be considered in the context of the presumption in
favour of sustainable development.

6.25

Policy 3.3 Increasing Housing Supply of The London Plan (March 2015) establishes
a housing target for the Borough of 13,847 additional dwellings for the plan period
2015-2025.

6.26

While Lewisham is on target to achieve those figures, the policy also states that
boroughs should seek to exceed the housing supply targets set through enabling
the bringing forward of previously developed land. The policy requires such
additional homes to be in accordance with other policy objectives within the London
Plan such as Policy 3.5 Quality and design of housing developments.

6.27

Concern has been raised regarding the provision of self-contained residential
accommodation on the upper floors and the subsequent impact it may have upon
the viability of the pub by way of future residential occupiers complaining about
noise and disturbance relating to the use.

6.28

Officers consider that it is possible for self-contained flats to coexist with ground
floor A4 uses without the latter giving rise to unacceptable nuisance to the former.
The Council would ensure the flats would be provided with sufficient levels of
internal insulation measures to prevent the future occupiers experiencing significant
noise nuisance and inevitable disturbance from the operation of the pub.

6.29

Paragraph 203 of the National Planning Policy Framework (the Framework) states
that local planning authorities should consider whether otherwise unacceptable
development could be made acceptable through the use of conditions. In this case,
officers see no reason why such harm cannot be satisfactorily mitigated by way of
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conditions requiring provision of suitable sound insulation measures to ensure
satisfactory living conditions for future occupants, thereby reducing the likelihood of
future complaints.
6.30

The plans do not indicate provision of a designated external space for customer
use. It is unclear whether customers would have access to the open space at the
rear of the building, however this would be inappropriate considering the potential
conflict with customers congregating around the entrance to the upper floor flats,
and subsequent noise disturbance. Officers consider that any seating or designated
standing area to the front of the building would be unacceptable considering the
restricted width of the pavement and the presence of a bus stop outside the
application property.

6.31

It is therefore considered appropriate that once an occupier has secured ownership
of the premises, a planning condition would require the submission of details
regarding the intention/ management of this matter prior to first operation. A
condition will also be included that ensures upper floor windows are provided with
appropriate acoustic glazing to protect residential occupiers from noise emanating
from potential outdoor customer noise, and from the adjacent highway.

6.32

In regard to the hours of operation of the A4 use, a planning condition specifying
general opening hours of the commercial unit is suggested to ensure that the
residential amenities of the upper floor flats are reasonably protected. Members
should also note that any operator of the public house would have to apply for
hours of use operation under any licensing application to the Council as Licensing
Authority. Whilst the licensing regime is separate to the planning regime, the
respective authorities are encouraged to work together to ensure a consistency of
approach towards matters such as hours of use, floor space use within the
licensable premises etc. Officers would clarify however, that where hours are
contained within a planning permission or a license, it is the planning hours of use
that are the ultimate determinant of the operation of the business and to which
planning enforcement action can be applied.

6.33

Compatibility and viability concerns were raised in respect of a planning application
at nearby 109 Wells Park Road in 2016 for the conversion of the upper floors of the
existing Talma Public House to provide self-contained flats. Following a refusal at
Committee, a subsequent appeal was upheld - the Inspector stated that subject to
appropriate conditions, ‘On this basis it would be unlikely that any perceived
incompatibility of the commercial and residential use would serve to compromise
the viability and operation of the public house’.

6.34

The proposal would not include the provision of residential accommodation for the
future manager of the public house. Officers raise no objections on these grounds
as it is not necessarily uncommon for publicans to reside off-site, whilst there is no
specific evidence that ancillary accommodation is key to the viability of public
houses.

6.35

In summary, officers raise no objections to the principle of the proposed mixed use,
and consider the benefits of redeveloping the site would outweigh any negative
perceptions relating to incompatibility of public house and residential uses.
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Design
6.36

Part 5 of DM Policy 30 highlights the detailed design issues and states that:An adequate response to the following detailed matters will be required in planning
applications to demonstrate the required site specific design response:a) the creation of a positive relationship to the existing townscape, natural
landscape, open spaces and topography to preserve and / or create an urban
form which contributes 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;
b) height, scale and mass which should relate to the urban typology of the area as
identified in Table 2.1 Urban typologies in Lewisham;
c) layout and access arrangements. Large areas of parking and servicing must be
avoided;
d) how the scheme relates to the scale and alignment of the existing street
including its building frontages;
e) the clear delineation of public routes by new building frontages, with convenient,
safe and welcoming pedestrian routes to local facilities and the public transport
network, including meeting the needs of less mobile people and people with
young children;
f)

the quality and durability of building materials and their sensitive use in relation
to the context of the development. Materials used should be high quality and
either match or complement existing development, and the reasons for the
choice of materials should be clearly justified in relation to the existing built
context;

g) details of the degree of ornamentation, use of materials, brick walls and fences,
or other boundary treatment which should reflect the context by using high
quality matching or complementary materials;
h) how the development at ground floor level will provide activity and visual interest
for the public including the pedestrian environment, and provide passive
surveillance with the incorporation of doors and windows to provide physical and
visual links between buildings and the public domain.

6.36

The site is located within a shopping parade and subsequently is defined by mixed
use buildings incorporating ground floor commercial and upper floor residential,
sometimes ancillary to the ground floor business.

6.37

Along the immediate section of Kirkdale, the building scale and form is relatively
mixed. For instance, the more cohesive buildings between the site and Willow Way
are three storeys with a detached two-storey building with mansard roof
accommodation to the rear.

6.38

In terms of the wider streetscene, it is noted that the development on the northern
side of Kirkdale moving towards Sydenham has a more cohesive character, such as
the constant three storey scale and breaks in floor height as the topography slopes
eastwards. The modern building incorporating Tesco’s on the corner with Willow
Way is noted as being part four storeys, however this is on the corner where an
increase above the set scale appears appropriate. Furthermore, the window and
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balcony fenestration and floor heights appear to follow the rhythm of the streetscene
towards the end of the parade.
6.39

Officers have also recognised a set plot width within the more cohesive
development. For instance, 133-137 Kirkdale has a set 5-6m building width, which
the modern subject building also respects in its contemporary rectangular and
triangular massing interpretation.

6.40

The adjoining development on the north side of Kirkdale towards the west is more
mixed. For instance, the directly adjoining development is formed of an original set
back two-storey building with a projecting shop front whilst the next building is a
three-storey modern development with minimal window fenestration. The building
widths have also been disturbed through poor material and shop front articulation,
creating bulky and visually dominant elements that fill large areas of the parade.
Subsequently, the cohesion of these areas is poorer, whilst the retail premises are
generally less populated with a number of vacant units.

6.41

Taking this into account, it is officer’s opinion that the Kirkdale streetscene to the
east of the site generally exhibits the more positive characteristics, which creates a
more cohesive and vibrant shopping parade.

6.42

Other typologies in the area include the three storey ornate Kirkdale High Street
Buildings, which are Grade II listed, as well as two storey terraces set back from the
highway (some with protruding shop fronts) and the four storey block of flats known
as Denham Court. Whilst these buildings present various forms of typologies within
the area, they are not considered to add directly to the enhancement opportunities
of the subject site within the north side of the shopping parade.

6.43

The proposed 3-storey flat roof building that would front Kirkdale would be
comparable in height to the adjoining properties - albeit the upper floor of no.123 is
set-back – whilst infilling the entire width of the plot (16.4 metres).

6.44

The frontage would incorporate large openings on the upper floors that would serve
the inset balconies of the flats. Details of the balustrade will be requested by
Condition, however the applicant has agreed with officers that glazing would be
more appropriate than the railings detailed on Plan 16-1211-04.

6.45

At ground level, large glazed sections providing entrances to the public house would
lie either side of a central access to the flats above, which would also accommodate
the refuse and cycle stores.

6.46

The use of a dark tone of facing brick to the ground floor level would contrast with a
lighter brick at first and second floors. The submission of details of the brick type
and bonding would be subject to a planning Condition. The shopfront would include
fascias for signage, and low stallrisers.

6.47

The 3-storey height of the building would be maintained for a depth of 13 metres,
before stepping down to single-storey to form the central first floor courtyards. The
northern section of the development would initially maintain the 3-storey height, but
due to the topography of the site sloping down at the rear, the building would
become 4-storey. The rear elevation would incorporate large glazed openings, with
projecting balconies afforded to each unit.

6.48

The proposed scale of the development would be a significant introduction,
particularly at the rear, though it is acknowledged that the existing building extends
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close to the rear boundary, being unsightly in appearance due in part to its blank
façade. The adjoining building at no.133 is also of significant depth, which would
serve to reduce the visual impact of the proposal when viewed from Willow Way to
the east.
6.49

The area at the rear provides a generally disjointed appearance, therefore any new
development would require a considered approach that would contribute to
enhancing the overall character.

6.50

It is considered that the proposed rear elevation fronting the rear passageway would
provide sufficient visual interest to create a successful secondary frontage at ground
floor, whilst the building would appear as a high quality introduction that would
significantly improve the appearance and perception of the immediate area.

6.51

Soft landscaping measures would be confined to the rear, and would be minimal
due to the limited area that is not being built upon. Nevertheless, considering five of
the nine units would access the building from the rear, it is important the external
space is landscaped appropriately to provide a welcoming entrance, whilst reflecting
positively upon the wider area. A planning Condition will therefore require the
submission of further details for officer assessment.

6.52

In summary, the scale, bulk and massing of the development is considered
appropriate, and in context with the existing setting. The proposal would introduce a
high quality, modern development to the terrace that would complement the existing
streetscene. Materiality and detailing would be subject to further officer assessment
by way of planning Conditions.
Standard of Accommodation

6.53

London Plan Policy 3.5 states that local frameworks and planning decisions should
incorporate requirements for accessibility and adaptability, minimum space
standards and water efficiency. The Mayor will, and boroughs should, seek to
ensure that new development reflects these standards. The design of all new
dwellings should also take account of factors relating to ‘arrival’ at the building and
the ‘home as a place of retreat’. New homes should have adequately sized rooms
and convenient and efficient room layouts which are functional and fit for purpose,
meet the changing needs of Londoners over their lifetimes, address climate change
adaptation and mitigation and social inclusion objectives and should be conceived
and developed through an effective design process

6.54

In line with this, the Council has adopted DM Policy 32 states that the standards in
the London Plan Housing SPG will be used to assess whether new housing
development provides an appropriate level of residential quality and amenity. This
will involve an assessment of whether the proposals provide accommodation that
meet the following criteria:
(1) meet the minimum space standards for new development which should
conform with the standards in the London Plan;
(2) habitable rooms and kitchens and bathrooms are required to have a minimum
floor height of 2.5 metres. between finished floor level and finished ceiling
level. Space that does not meet this standard will not count towards meeting
the internal floor area standards;
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(3) provide accommodation of a good size, a good outlook, with acceptable shape
and layout of rooms, with main habitable rooms receiving direct sunlight and
daylight, and adequate privacy. There will be a presumption that residential
units provided should be dual aspect. Any single aspect dwellings provided will
require a detailed justification as to why a dual aspect dwelling is not possible
and a detailed demonstration that adequate lighting and ventilation can be
achieved. North facing single aspect flats will not be supported; and,
(4)

include sufficient space for storage and utility purposes in addition to the
minimum space standards.

6.55

Since the adoption of DM Policy 32, the national Technical Housing Standards
prepared by DCLG have been adopted. The London Plan Housing SPG is now
generally in compliance with the national standards and therefore these are also
considered in the assessment of standard of accommodation.

6.56

The housing standards state that new 1b2p units should be provided with 50 sqm of
internal floor area and 1.5 sqm of utility space, while new 3b5p units should be
provided with 86 sqm and 2.5 sqm of utility space. Double and twin bedrooms
should be a minimum 11.5 sqm and single bedrooms should be 7.5 sqm.

6.57

Finally, DM Policy 32 states new build development will be required to be provided
with a readily accessible, secure, private and usable external. The Housing SPG
standard 26 and 27 indicates that this should be 5sqm for 1-2 person dwellings, with
an extra 1 sqm per additional occupant, as well as a minimum 1.5m width for
balconies.


6.58

Internal and External Floor Area

Officers have calculated the internal and external floor area of each individual unit
proposed and presented the information in Table 1.
Table 1: Proposed Residential Occupancy (London Plan minimum requirement in brackets)

Unit

Occupancy

Floor area
(min.flrspace in brackets)

1

1bed 2person

55sq.m (50)

2

2b3p

76sq.m (61)

3

2b3p

71sq.m (61)

4

2b4p

75sq.m (70)

5

1b2p

55Sq.m (50)

6

2b3p

76sq.m (61)

7

2b3p

71sq.m (61)

8

2b4p

75sq.m (70)

9

2b4p

75sq.m (70)
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6.59

As outlined above, the proposed development complies with the overall internal
floor area of the technical housing standards. In addition, having measured each
additional room, officers consider that the individual rooms also meets the relevant
standards. Therefore, in terms of internal amenity, the proposed units would be
acceptable.

6.60

The provision and size of external amenity space for all units would be in
compliance with DM Policy 32.

6.61

All habitable rooms would be afforded sufficient outlook, and would therefore be
acceptable. Plan 16-1211-04 has incorrectly referred to obscured glazing, however
this is an error.

6.62

In terms of natural light intake, the Council uses the BRE guide to good practice
(2011) standards to assess the quality of daylight/sunlight into new development.
The applicant has not submitted an assessment against these standards.

6.63

Due to the nature of the development, the upper floors would effectively form two
separate blocks lying approximately 9 metres from one another. The central
courtyard spaces serving the first floor units would be enclosed and mostly
overshadowed by the second and third floor elements and adjoining buildings,
thereby receiving limited sunlight apart from morning hours. It is acknowledged
however that the dual aspect units would also benefit from terraces/ balconies to the
front and rear, which would be afforded sufficient natural light, in accordance with
policy.

6.64

In terms of overlooking between the proposed units, officers are satisfied the
positioning of openings would ensure against adverse levels of privacy for future
occupants. It is also considered there would no significant level of overlooking from
existing development.

6.65

DM Policy 26 states that the Council will require new noise sensitive developments
are to be located away from existing or planned sources of noise pollution, except if
it can be demonstrated through design or mitigation that:a) internal and external noise levels can be satisfactorily controlled and managed by
the noise sensitive development; and
b) there will be no adverse impact on the continued operation of any existing or
proposed business or operation.

6.66

The proposed residential units would be located above the rebuilt public house, and
as addressed earlier in this report, officers are satisfied appropriate conditions
would serve to mitigate any harmful noise from the ground floor use.

6.67

It is noted that food is likely to be cooked within the kitchen area of the pub, and an
extract duct has been shown that would rise up to the third floor. Whilst in principle
such provision would be acceptable, no details have been provided regarding its
appearance, overall height or technical specifications of how it would operate,
therefore an appropriate Condition would be necessary to assess its suitability.
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Impact on Adjoining Properties
6.68

DM Policy 32 states that new residential development should be neighbourly and
not result in adverse impacts on the amenities of nearby properties.

6.69

The surrounding area includes residential units above the ground floor commercial
properties. As such, these units may be adversely impacted as a result of the
proposed development.

6.70

To the east is 133 Kirkdale and 54 Willow Way, which have windows in the front
and rear elevation that sits perpendicular to the subject site. To the west is 123
Kirkdale, which has windows in the front elevation and rear elevation perpendicular
to the site. The nearest existing window is first floor opening serving a bathroom.

6.71

The proposed development would occupy the existing footprint of the site, and
would be considerably denser and greater in height than the current Windmill
building, however there would be a brief respite for the adjoining occupiers from the
9 metre space between the front and rear facing elements that would form the
central amenity area.

6.72

Officers consider that the proposed development would not significantly increase
the scale of development to severely affect the amenity of adjoining neighbours in
terms of natural light, outlook or visual amenities. Furthermore, it is considered that
the windows and balconies would not increase overlooking to the existing
development.

6.73

Concern has been raised regarding the impact upon the existing residential building
(Denham Court) on the opposite side of Kirkdale. Considering the distance between
the existing and proposed buildings, and the 3-storey height of the development
fronting Kirkdale, officers are satisfied the level of visual harm upon the existing
occupiers would not be significant to warrant a refusal in this case. The proposed
front terraces are relatively small and screened by the flank walls of the building to
reduce overlooking, whilst the loss of an existing view is not a material planning
consideration.

6.74

Subsequently, the proposed development is not considered to adversely impact on
the amenities of neighbouring properties.
Highways and Traffic Issues
Car Parking

6.75

The Council, in line with the London Plan and NPPF policies, takes a restrictive
approach to private parking provisions in order to promote sustainable modes of
transport, where appropriate. Parking should comply with the standards of the
London Plan, as shown in Table 6.2 of the Parking Addendum to Chapter 6.

6.76

The application site has a PTAL rating of 4 and the proposed development would
give rise to 9 units. No off-street parking has been proposed with the development.

6.77

The Council’s Development Management Policy 29 Car Parking indicates that
where proposals do not include for car parking on the site then the matter of harm
should be properly considered.
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6.78

The development site is located in an area with a Good level of accessibility to the
public transport network and within walking distance to a wide range of services and
facilities, which can be argued to be compliant with the Council’s Development
Management Policy 29 Car Parking.

6.79

The Good level of accessibility to the public transport system means that future
residents and their visitors can access the development by public transport for
many, but not all, of their journeys. The surrounding area is not subject to permitparking controls and therefore the Council is not able to control parking and some
residents are likely to own and make use of private vehicles. The carriageway
directly outside the development has a mix of waiting restrictions (yellow lines) that
make parking outside the development difficult, and therefore the Highways officer
considers that a car-free arrangement would have some benefit in transport terms.

6.80

The development is supported by a parking survey conducted in the early morning
over two days in October 2016. The survey concludes that the parking spaces
within 200m of the site are at 80-84% capacity, or 27-32 spaces respectively. This is
considered to be at the upper level of the capacity range.

6.81

Officers consider that the acceptability of the development with regard to being carfree is a matter of balance and subject to the development fully meeting the
requirements of the London Plan Policy 6.9 in terms of cycle parking for both
commercial and residential elements and in providing facilities for cyclists.

6.82

The proposed development includes 17 dry and secure cycle parking for residential
occupiers, in accordance with London Plan Policy 6.9. The policy also advises that
two long-term and 9 short-term cycle spaces for the A4 unit should also be
provided. This has not been indicated on the plan, however the applicant is aware
of the requirement, and a Condition would ensure the provision and retention of the
spaces.

6.83

In light of this, and the applicant accepting a Condition that requires the submission
of a Travel Plan for both the residential and commercial uses, officers raise no
objections to the scheme on highways grounds.
Servicing and Refuse

6.84

The scheme would be accessed from both the front and the rear of the site. The
front would be utilised by the public house and residential units 1,2, 5 and 6, whilst
the rear would provide assess for the remaining flats.

6.85

The vehicular road to the rear of the application site is in Council ownership, and the
scheme proposes that deliveries would be undertaken from there. The Sydenham
Society have confirmed the existing pub was serviced from the front, (not the rear
as advised in the application). Officers are satisfied there would be sufficient space
for a delivery truck to park without preventing an oncoming vehicle to pass, whilst it
is appropriate that a servicing and delivery condition be included to ensure details
are formally submitted prior to first use of the ground floor premises. For
clarification, the Sydenham Society commented on the proposed use of the former
Council depot to the rear of the application site (fronting Willow Way) as a transportservicing centre. That application, which is still under consideration, has been
amended to remove the use of the access road for transport vehicle use,
particularly because the access road provides for parking and servicing of Kirkdale
Road properties, and therefore to minimise any potential vehicle conflict.
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6.86

The scheme proposes a residential refuse and recycling area to the rear, which
outlines a capacity of 1540L, and a 720L provision to the front. The pub would be
afforded storage for 3300L. The applicant has stated this follows advice from
dialogue with the Council’s refuse team, however the collection of waste has not
been addressed. A refuse strategy condition is therefore necessary, including
measures to ensure bins are always stored away following collection.
Sustainability and Energy

6.87

Core Strategy Policy 8 requires new non-residential buildings to reach BREEAM
‘Excellent’. The supporting documents state that the development would reach the
required excellent rating, which would be secured by Condition.

6.88

In terms of the new build residential housing, Code for Sustainable Homes has now
been absorbed into Building Regulations and therefore is removed as a planning
matter.

7.0

Community Infrastructure Levy

7.1

The above development is liable for Lewisham CIL.

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

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.

9.0

Conclusion

9.1

The proposal would include the demolition of the existing building, which has been
redundant since 2013, and is not considered by officers to be of sufficient
architectural merit to be retained.

9.2

The proposed development would provide a ground floor public house, albeit
smaller than the existing, however it is considered appropriate for this out of town
centre location. Officers welcome the retention of the public house use, and
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consider its viability would not be compromised by the proposed self-contained flats,
subject to appropriate conditions.
9.3

Officers consider the development to be acceptable in its design and scale, and
would be an appropriate addition to the Kirkdale frontage, and would not impact
adversely upon the adjacent Halifax Conservation Area, or result in any significant
visual harm upon neighbouring occupiers.

9.4

The standard of proposed residential accommodation would be acceptable, in
accordance with policies, with each unit being afforded private amenity space.

9.5

For these reasons, it is recommended permission is granted.

10.0

RECOMMENDATION
(1)

GRANT PERMISSION subject to the following conditions:

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:
615-SE26-20-1_SLP01; 16-1211-01H; 16-1211-02E; 16-1211-03D; 16-121104; 16-1211-05; 16-1211-06; 16-1211-07, WP3213, Design and Access
Statement, BREEAM Pre-Assessment Report, Noise Assessment, Planning
Statement, Transport Statement, Ventilation and Extraction Statement,
Construction Management Plan Received 5 December 2016;
16-1211-01L Received 1 June 2017;
201 Rev C Received 3 July 2017.
Reason: To ensure that the development is carried out in accordance with
the approved documents, plans and drawings submitted with the application
and is acceptable to the local planning authority.

(3) (i) No development shall commence on site until a local labour strategy has been
submitted to and approved in writing by the local planning authority. The
strategy shall include (but is not limited to):
(a)

Proposals to achieve a target of fifty per cent (50%) local people and local
businesses as employees contractors and sub-contractors during the
construction of the Development.

(b)

A commitment to working with the local planning authority’s local labour and
business coordinator.
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(c)

Routes to employment, including direct access to employment opportunities at
the development and addressing wider barriers to employment.

(d)

Early warnings within the local planning authority’s area of contracts to be let
at the development.

(e)

The number and type of jobs to be created and the skill requirements in
relation to those jobs.

(f)

Recommended training routes to secure jobs.

(g)

Proposals to encourage diversity in the workforce.

(h)

Measures to encourage local businesses to apply for work in relation to the
development.

(i)

Training opportunities and employment advice or programmes and
employment and training brokerage arrangements.

(j)

Provision of opportunities for modern apprenticeships including the number
and type of apprenticeships available.

(k)

Provision of opportunities for school leavers, older people and those who have
been out of work for a long period.

(l)

Provision of work experience for local people during the construction of the
development including the number of weeks available and associated trades.

(m) Provision of childcare and employee assistance to improve working
environments.
(n)

Interview arrangements for jobs.

(o)

Arrangements for working with schools and colleges.

(p)

Measures to encourage local people into end use jobs.

(q)

Targets for monitoring the effectiveness of the strategy including but not
limited to the submission of monitoring information to the local planning
authority on a monthly basis giving details of:• The percentage of the on-site workforce which are drawn from persons
whose normal residence is within the Lewisham borough.
• Social and demographic information of all contractors, sub contractors,
agents, and employers engaged to undertake the construction of the
development.
• Number of days of work experience provided.
• Number of apprenticeships provided.

(ii) The strategy approved by the local planning authority under part (i) shall be
implemented in its entirety and distributed to all contractors, sub-contractors,
agents and employers engaged in the construction of the development.
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(iii) Within three months of development commencing and quarterly thereafter until
the development is complete, evidence shall be submitted to demonstrate
compliance with the approved strategy and monitoring information submitted to the
local planning authority in writing, giving the social and demographic information of
all contractors, sub-contractors, agents and employers engaged to undertake the
construction of the development.
Reason: In order that the local planning authority may be satisfied that the
development makes appropriate provision for local labour and delivers jobs to
supports sustainable development in accordance with the National Planning Policy
Framework (2012) and to comply with Core Strategy Policy 21 Planning
Obligations in the Core Strategy (2011).

(4) No development shall commence on site until such time as a Construction
Management Plan has been submitted to and approved in writing by the local
planning authority. The plan shall cover:(a) Demolition works, including dust mitigation measures.
(b) The location and operation of plant and wheel washing facilities
(c) Details of best practical measures to be employed to mitigate noise and
vibration arising out of the construction process
(d) Details of construction traffic movements including cumulative impacts, which
shall demonstrate the following:(i) Rationalise travel and traffic routes to and from the site.
(ii) Provide full details of the number and time of construction vehicle trips to the
site with the intention and aim of reducing the impact of construction related
activity.
(iii) Measures to deal with safe pedestrian movement.
(e) Security Management (to minimise risks to unauthorised personnel).
(f) Details of the training of site operatives to follow the Construction
Management Plan requirements.
Reason: In order that the local planning authority may be satisfied that the
demolition and construction process is carried out in a manner which will minimise
possible noise, disturbance and pollution to neighbouring properties and to comply
with Policy 5.3 Sustainable design and construction, Policy 6.3 Assessing effects
of development on transport capacity and Policy 7.14 Improving air quality of the
London Plan (2015).

(5) (a) The building shall be designed so as to provide sound insulation against
external noise and vibration, to achieve levels not exceeding 30dB LAeq
(night) and 45dB LAmax (measured with F time weighting) for bedrooms,
35dB LAeq (day) for other habitable rooms, with window shut and other means
of ventilation provided. External amenity areas shall be designed to achieve
levels not exceeding 55 dB LAeq (day) and the evaluation of human exposure
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to vibration within the building shall not exceed the Vibration dose values
criteria ‘Low probability of adverse comment’ as defined BS6472.
(b) Development shall not commence until details of a sound insulation scheme
complying with paragraph (a) of this condition have been submitted to an
approved in writing by the local planning authority.
(c) The development shall not be occupied until the sound insulation scheme
approved pursuant to paragraph (b) has been implemented in its entirety.
Thereafter, the sound insulation scheme shall be maintained in perpetuity in
accordance with the approved details.
Reason: To safeguard the amenities of the occupiers of the proposed dwellings
and to comply with DM Policy 26 Noise and vibration, DM Policy 32 Housing
design, layout and space standards, and DM Policy 33 Development on infill sites,
backland sites, back gardens and amenity areas of the Development Management
Local Plan (November 2014).

(6) (a) No development shall commence until full written details, including relevant
drawings and specifications of the proposed works of sounds insulation
against airborne noise to meet D’nT,w + Ctr dB of not less than 55 for walls
and/or ceilings where residential parties non domestic use shall be submitted
to and approved in writing by the local planning authority.
(b) The development shall only be occupied once the soundproofing works as
agreed under part (a) have been implemented in accordance with the
approved details.
(c) The soundproofing shall be retained permanently in accordance with the
approved details.
Reason: In the interests of residential amenity and to comply with DM Policy 26
Noise and vibration, DM Policy 32 Housing design, layout and space standards,
and DM Policy 33 Development on infill sites, backland sites, back gardens and
amenity areas of the Development Management Local Plan (November 2014).

(7) (a) The rating level of the noise emitted from fixed plant on the site shall be 5dB
below the existing background level at any time. The noise levels shall be
determined at the façade of any noise sensitive property. The measurements
and assessments shall be made according to BS4142:2014.
(b) Development shall not commence until details of a scheme complying with
paragraph (a) of this condition have been submitted to and approved in writing
by the local planning authority.
(c) The development shall not be occupied until the scheme approved pursuant to
paragraph (b) of this condition has been implemented in its entirety. Thereafter
the scheme shall be maintained in perpetuity.
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Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with DM Policy 26 Noise and vibration of the Development
Management Local Plan (November 2014).

(8)

(a) The ground floor commercial unit hereby approved shall achieve a minimum
BREEAM Rating of ‘Excellent’.
(b) Within 3 months of the commencement of development, a Design Stage
Certificate for each building (prepared by a Building Research Establishment
qualified Assessor) shall be submitted to and approved in writing by the local
planning authority to demonstrate compliance with part (a).
(c) Within 3 months of occupation of any of the buildings, evidence shall be
submitted in the form of a Post Construction Certificate (prepared by a
Building Research Establishment qualified Assessor) to demonstrate full
compliance with part (a) for that specific building.
Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2
Minimising carbon dioxide emissions, 5.3 Sustainable design and construction, 5.7
Renewable energy, 5.15 Water use and supplies in the London Plan (2015) and
Core Strategy Policy 7 Climate change and adapting to the effects, Core Strategy
Policy 8 Sustainable design and construction and energy efficiency (2011).

(9)

(a) Notwithstanding the details hereby approved, no development beyond piling
shall commence until detailed plans at a scale of 1:5 showing: windows/ doors/
balconies/ terraces and entrances have been submitted to and approved in
writing by the local planning authority.
(b) The development shall be carried out in accordance with the approved details.
Reason: In order that the local planning authority may be satisfied as to the
detailed treatment of the proposal and to comply with Policy 15 High quality design
for Lewisham of the Core Strategy (June 2011) and Development Management
Local Plan (November 2014) DM Policy 30 Urban design and local character.

(10) No development beyond piling shall commence on site until a detailed schedule
and specification/ samples of all external materials and finishes (including mortar
details) to be used on the buildings have been submitted to and approved in
writing by the local planning authority. Large samples must be presented to
officers on site only. The development shall be carried out in accordance with the
approved details and maintained permanently as approved.
Reason: To ensure that the 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.
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(11) (a)

(b)

No development shall commence beyond ground floor level until plans (1:50)
and details showing the physical fit out of the commercial unit hereby
approved have been submitted to and approved in writing by the local
planning authority.
The development shall be constructed in full accordance with the approved
details and maintained in perpetuity unless with the written approval of the
local planning authority.

Reason: To ensure that the fit-out of the unit is sufficient to ensure it is an
attractive and commercially viable option and to demonstrate the developer’s
commitment to delivering the commercial unit as part of this development.

(12) (a) Prior to the occupation of the commercial unit, plans and sectional details at a
scale of 1:10 or 1:20 showing the proposed shop front shall be submitted to
and approved in writing by the local planning authority. Such information
should demonstrate the location of the fascia sign, any shutter/grill box, the
window system, the stall riser (if included), canopies and the entrance.
(b)

The development shall be constructed in full accordance with the approved
details.

Reason: In order that the local planning authority may be satisfied with the details
of the proposal and to accord with Policy 15 High quality design for Lewisham of
the Core Strategy (June 2011) and Development Management Local Plan
(November 2014) DM Policy 19 Shop fronts, signs and hoardings.

(13) (a) No development shall commence beyond ground floor level until details of
proposals for the storage of refuse and recycling facilities for each residential
and commercial unit hereby approved, and collection of refuse, have been
submitted to and approved in writing by the local planning authority.
(b)

The facilities as approved under part (a) shall be provided in full prior to
occupation of the development and shall thereafter be permanently retained
and maintained.

Reason: In order that the local planning authority may be satisfied with the
provisions for recycling facilities and refuse storage in the interest of safeguarding
the amenities of neighbouring occupiers and the area in general, in compliance
with Development Management Local Plan (November 2014) DM Policy 30 Urban
design and local character and Core Strategy Policy 13 Addressing Lewisham
waste management requirements (2011).

(14) (a)

(b)

A minimum of 17 secure and dry cycle parking spaces for residential
occupiers shall be provided within the development as indicated on the plans
hereby approved.
No development shall commence beyond ground floor level until the full details
of the cycle parking facilities have been submitted to and approved in writing
by the local planning authority.
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(c)

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

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

(15) (a)

No development beyond piling shall commence on site until drawings showing
hard landscaping of any part of the site not occupied by buildings (including
details of the permeability of hard surfaces) have been submitted and
approved in writing by the local planning authority.

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

(16) (a) A scheme of soft landscaping (including details of proposed plant numbers,
species, location) and details of the management and maintenance of the
landscaping for a period of five years shall be submitted to and approved in
writing by the local planning authority prior to construction beyond ground floor
works.
(b) All planting, seeding or turfing shall be carried out in the first planting and
seeding seasons following the completion of the development, in accordance
with the approved scheme under part (a). Any trees or plants which within a
period of five years from the completion of the development die, are removed
or become seriously damaged or diseased, shall be replaced in the next
planting season with others of similar size and species.
Reason: In order that the local planning authority may be satisfied as to the
details of the proposal and to comply with Core Strategy Policy 12 Open space
and environmental assets, Policy 15 High quality design for Lewisham of the Core
Strategy (June 2011), and DM Policy 25 Landscaping and trees and DM Policy 30
Urban design and local character of the Development Management Local Plan
(November 2014).

(17) (a) Details of the proposed boundary treatments including any gates, walls or
fences shall be submitted to and approved in writing by the local planning
authority prior to construction of the above ground works.
(b) The approved boundary treatments shall be implemented prior to occupation
of the building and retained in perpetuity.
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Reason: To ensure that the boundary treatment is of adequate design in the
interests of visual and residential amenity and to comply with Policy 15 High
quality design for Lewisham of the Core Strategy (June 2011) and DM Policy 30
Urban design and local character of the Development Management Local Plan
(November 2014).

(18) (a) Detailed plans and a specification of the appearance of and the equipment
comprising a ventilation system which shall include measures to alleviate
noise, vibration, fumes and odours (and incorporating active carbon filters,
silencer(s) and anti-vibration mountings where necessary) shall be submitted
to and approved in writing by the local planning authority prior to
commencement of above ground works.
(b) The ventilation system shall be installed in accordance with the approved
plans and specification before use of the development hereby permitted first
commences and shall thereafter be permanently maintained in accordance
with the approved specification.
Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with Policy 17 Restaurants and cafes (A3 uses) and
drinking establishments (A4 uses) of the Development Management Local Plan
(November 2014).

(19) (a) Prior to occupation of the development a scheme for any external lighting that
is to be installed at the site, including measures to prevent light spillage shall
be submitted to and approved in writing by the local planning authority.
(b) Any such external lighting as approved under part (a) shall be installed in
accordance with the approved drawings and such directional hoods shall be
retained permanently.
(c) The applicant should demonstrate that the proposed lighting is the minimum
needed for security and working purposes and that the proposals minimise
pollution from glare and spillage.
Reason: In order that the local planning authority may be satisfied that the
lighting is installed and maintained in a manner which will minimise possible light
pollution to the night sky and neighbouring properties and to comply with DM
Policy 27 Lighting of the Development Management Local Plan (November 2014).

(20) (a) The ground floor public house shall not be occupied until a Delivery and
Servicing Plan has been submitted to and approved in writing by the local
planning authority.
(b) The plan shall demonstrate the expected number and time of delivery and
servicing trips to the site, with the aim of reducing the impact of servicing
activity.
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(c) The approved Delivery and Servicing Plan shall be implemented in full
accordance with the approved details from the first occupation of the
development and shall be adhered to in perpetuity.
Reason: In order to ensure satisfactory vehicle management and to comply with
Policy 14 Sustainable movement and transport of the Core Strategy (June 2011).

(21) Notwithstanding the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking, re-enacting or modifying that
Order), no satellite dishes shall be installed on the front elevation of the building.
Reason: In order that the local planning authority may be satisfied with the details
of the proposal and to accord with Policy 15 High quality design for Lewisham of
the Core Strategy (June 2011) and DM Policy 30 Urban design and local character
of the Development Management Local Plan (November 2014).

(22) Notwithstanding the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking, re-enacting or modifying that
Order), no plumbing or pipes, other than rainwater pipes, shall be fixed on the front
elevation of the building.
Reason: In order that the local planning authority may be satisfied with the details
of the proposal and to accord with Policy 15 High quality design for Lewisham of
the Core Strategy (June 2011) and DM Policy 30 Urban design and local character
of the Development Management Local Plan (November 2014).

(23) The proposed amenity spaces (including roof terraces and balconies) shall be
retained permanently for the benefit of the occupiers of the residential units hereby
permitted.
Reason: In order that the local planning authority may be satisfied as to the
amenity space provision in the scheme and to comply with Policy 15 High quality
design for Lewisham of the Core Strategy (June 2011) and DM Policy 32 Housing
Design, layout and space standards of the Development Management Local Plan
(November 2014).

(24) Notwithstanding the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking, re-enacting or modifying that
Order), the use of the flat roofed areas (other than those indicated as amenity
space) on the building 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 32 Housing
design, layout and space standards of the Development Management Local Plan
(November 2014).
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(25) No deliveries shall be taken at or despatched from the site other than between the
hours of 7 am and 8 pm on Mondays to Fridays, 8 am and 1 pm on Saturdays, or
at any time on Sundays or Public Holidays.
Reason: In order to safeguard the amenities of adjoining residents and to comply
with Paragraph 120 of the National Planning Policy Framework, and DM Policy 26
Noise and Vibration, and DM Policy 32 Housing design, layout and space
standards of the Development Management Local Plan (November 2014).

(26) The commercial premises shall only be open for customer business between the
hours of 08.00 and 00.00 on any day of the week.
Reason: In order to safeguard the amenities of adjoining occupants at unsociable
periods and to comply with Paragraph 120 of the National Planning Policy
Framework and DM Policy 26 Noise and Vibration, DM Policy 16 Local shopping
parades and corner shops, and DM Policy 17 Restaurants and cafes (A3 uses),
and drinking establishments (A4 uses) of the Development Management Local
Plan (November 2014).

(27) 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 of the Development
Management Local Plan (November 2014).

(28) Notwithstanding the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking, re-enacting or modifying that
Order), the areas of the building identified for A4 Drinking Establishment use shall
be used only for this purpose and shall not be used for any other purpose
(including any other purpose set out in the Schedule to the Town and Country
Planning (Use Classes) Order 1987, or an any provision equivalent to that Class in
any statutory instrument revoking and re-enacting that Order).
Reason: To safeguard the established A4 Drinking Establishment use and to
comply with Policy 19 Provision and maintenance of community and recreational
facilities of the adopted Core Strategy (July 2011) and DM Policy 20 Public houses
of the Development Management Local Plan (2014).

(29) (a) No part of the development hereby approved shall be occupied until such time
as a user’s Travel Plan for both the commercial and residential uses, in
accordance with Transport for London’s document ‘Travel Planning for New
Development in London’ has been submitted to and approved in writing by the
local planning authority. The development shall operate in full accordance

Page 80

with all measures identified within the Travel Plan from first occupation in
perpetuity.
(b)

The Travel Plan shall specify initiatives to be implemented by the development
to encourage access to and from the site by a variety of non-car means, shall
set targets and shall specify a monitoring and review mechanism to ensure
compliance with the Travel Plan objectives.

(c)

Within the timeframe specified by (a) and (b), evidence shall be submitted to
demonstrate compliance with the monitoring and review mechanisms agreed
under parts (a) and (b).

Reason: In order that both the local planning authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to comply
with Policy 14 Sustainable movement and transport of the Core Strategy (June
2011).

(30) (a) The development shall be constructed with a biodiversity living roof laid out in
accordance with plan nos. 201 Rev C hereby approved and maintained in
perpetuity thereafter.
(b)

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

(c)

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

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

(31) (a)

Details of any designated outdoor areas for customer use relating to the A4
Public House, including a robust management plan setting out measures
including preventative measures to safeguard neighbouring amenity and
established review mechanisms, shall be submitted to and approved in
writing by the local planning authority prior to first occupation of the
commercial unit. Any approved plan shall be maintained in perpetuity unless
with the approval of the local planning authority.

(b)

The management plan shall be fully implemented prior to first use, and
evidence shall be submitted to the local planning authority within 6 months of
first occupation of the commercial premises to demonstrate compliance.
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Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with DM Policy 26 Noise and vibration of the Development
Management Local Plan (November 2014).

(32) (a) A minimum of 11 secure and dry cycle parking spaces (2 long-term and 9
short-term spaces) shall be provided in relation to the commercial premises.
(b)

No development shall commence beyond piling on site until the full details of
the cycle parking facilities have been submitted to and approved in writing by
the local planning authority.

(c)

All cycle parking spaces shall be provided and made available for use prior to
occupation of the commercial unit and maintained in perpetuity thereafter.

Reason: In order to ensure adequate provision for cycle parking and to comply
with Policy 6.9 Cycling of the London Plan (2015 as amended) and Policy 14:
Sustainable movement and transport of the Core Strategy (2011).

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 discussions took place which resulted
in further information being submitted.

(B)

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

(C)

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.

(D)

Pre-Commencement Conditions: The applicant is advised that Conditions relating
to Local Labour, Construction Management Plan, Sound Insulation, Fixed Plant,
BREEAM, Internal Fit-Out, and Commercial Cycle Parking require details to be
submitted prior to the commencement of works due to the importance of: minimising
disruption on local residents and future occupiers; and securing quality design to
ensure the approved scheme would be delivered as envisaged in the planning
submission.
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Agenda Item 6
Committee

PLANNING COMMITTEE C

Report Title
Ward
Contributors
Q18

10 Eddystone Road, Crofton Park, SE4 2DE
Crofton Park
Simon Vivers
PART 1

20 July 2017

Reg. Nos.

DC/17/101404

Application dated

01/05/2017

Applicant

Conibere Phillips Architects (Agent) on behalf of
Siobhan Armstrong (Applicant)

Proposal

The demolition of existing dwelling house and
construction of a two-storey dwelling house together
with refuse and cycle storage and associated front
boundary alterations at 10 Eddystone Road, SE4.

Applicant’s Plan Nos.

0100 Rev P-0, 0500 Rev P-1, 1000 Rev P-0, 1115
Rev N1, 2000 Rev P-0, 3000 Rev P-0 (received 2
May 2017), 4100 Rev 00, 4110 Rev 00, 4200 Rev
00, 5100 Rev P-0, Construction Management Plan,
Lumi Windows details, Lamberts Linit Glass Chanel
cladding details, VM Standing Seam Zinc details
(received 4 June 2017), 1110 Rev 07, 1111 Rev 06,
1112 Rev 06, 2100 Rev 01, 3110 Rev 02, 3115 Rev
03 (received 14 June 2017), Wienerberger Terca
Brosgreen sample, Antha VM Standing Seam Zinc
sample (viewed 16 June 2017), Structural Report
(received 20 June 2017)

Background Papers

(1) Case File LE/16/10/TP
(2) Local Development Framework Documents
(3) The London Plan

Designation

None

Screening

N/A

1.0

Property/Site Description

1.1 The subject site contains a two-storey terrace dwelling house situated on the northern side of
Eddystone Road, Crofton Park SE4. The property sits mid terrace, and forms the most
eastern end of a group of seven terrace properties with similar three sided bay windows over
two levels.

1.2 Terraces to the east of the site are double storey and bayed but with a slightly different
design.

1.3 The street as a whole has a mixed character largely through the post war properties further
to the west (uphill from the site).

1.4 The PTAL for the site is 3, which indicates an average level of transport accessibility (0 being
the worst, and 6b being the best). Crofton Park railway station and Brockley Road (B128) are
in close proximity to the site.
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1.5 The property is not located within a conservation area or subject to an article 4 direction and
is not a listed or locally listed building
2.0

Planning History

2.1 DC/16/095365: Prior approval for the construction of a single-storey rear extension at 10
Eddystone Road, SE4. The proposal would extend 6.0m from the rear wall of the property,
have an eaves height of 3.0m and a maximum height of 3.4m. Prior Approval Not Required,
determined 1 March 2016

2.2 DC/15/094108: Construction of a single storey rear and side infill extension, rear roof
extension with living roof and associated alterations, installation of replacement windows and
door, installation of zinc roof covering together with the installation of a rooflight to the front
roofslope, construction of replacement rear boundary fences and removal of paint from
external walls and reinstatement of original brick and pointing at 10 Eddystone Road SE4 –
approved 16 March 2016

2.3 DC/16/099108: Lawful Development Certificate (Proposed) in respect to the re-construction
of the front and rear walls of the house at 10 Eddystone Road, SE4 – refused 13 January
2017 for the following reason:
The applicant has failed to provide suitable evidence (specifically materials) to
accurately demonstrate that the proposal would comply with Class A of Part 1,
Schedule 2 of the Town and Country Planning (General Permitted Development)
Order 2015 (as amended).

2.4 DC/16/099820: Lawful Development Certificate (Proposed) in respect to the re-construction
of the front and rear walls of the house at 10 Eddystone Road, SE4 – approved 24 January
2017

2.5 DC/17/100171: Variation of Condition (2) (approved plans) of planning permission
DC/15/094108 primarily in order include plans showing the formation of a basement from
existing cellar – refused 28 April 2017 for the following reason:
The proposed development would not constitute a minor material amendment to
planning permission DC/15/094108 dated 16th March 2016 on account of the nature
and scale of the proposed works.

2.6 DC/17/102054: Demolition of existing dwelling house and construction of two storey dwelling
house (façade to be retained) at 10 Eddystone Road, SE4 – not yet determined
3.0

Current Planning Application
The Proposal

3.1 The application seeks approval for the demolition of the existing two-storey dwelling and
construction of a replacement two-storey dwelling, together with associated enclosed bin and
cycle storage and front boundary fencing.

3.2 The application originally included the formation of a basement, which was removed
following consultation of the application.

3.3 The proposed dwelling would have a Gross Floor Area of 173m2 (an increase of 43m2), and
would have four bedrooms (one with en-suite).

3.4 The scheme is a formation of the existing planning permission DC/15/094108 (approved
under delegated authority 16 March 2016, which also incorporates Prior Approval application
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DC/16/095365) and the removal of the front and rear walls as confirmed lawful under grant of
Lawful Development Certificate DC/16/099820. The general scale and massing of the
scheme would be similar to the existing house, but also inclusive of the extensions granted.

3.5 Additional aspects of the scheme are the full demolition of the property, the installation of
covered refuse and cycle storage and front boundary works.

3.6 Materials include Brosgreen (light brown) brickwork, concealed frame triple glazed windows,
Anthra (dark grey) standing seam zinc roof (with glass channel clad part to the rear). An oak
timber planter box constructed of railway sleepers would form the front boundary, and would
be built in conjunction with a covered bin and cycle storage area.

3.7 Supporting Documents:
4.0

Design & Access Statement
Construction Management Plan
Materials Schedules (front window details, zinc roof, glass channel cladding)
Structural Engineer’s report in relation to condition of bay window

Consultation
External

4.1 Adjoining occupiers, Ward Councillors and the Crofton Park Neighbourhood Forum were
notified. In addition, a site notice was displayed at the property boundary. Four objections
were received within the statutory 21 day consultation period. Objections were received from
two adjoining occupiers, a local nearby local resident and the Crofton Park Neighbourhood
Forum.
Grounds of objection are as follows:
Amenity
-

Disruption to adjoining residents during construction
Excessive dust and noise during construction (together with concerns relating to
asbestos)
Excessive heavy vehicle traffic during construction

Design
-

Proposal inconsistent/out of character with design of surrounding terraces
Loss of a non-designated heritage asset
Cumulative harm/precedent associated with loss of original front elevation
Cumulative harm/precedent associated with allowance of a basement
No public benefit or acceptable justification to allow demolition (instead of restoration
of front elevation)

Other matters
-

Likelihood of shallow foundations of property and adjacent properties may lead to
structural problems and subsidence (area has a history of movement and cracking)
Lack of structural assessment of the basement (together with the above concerns
regarding subsidence)
Unsustainable development through impermeable front garden and the principle of
demolition vs restoration
Compensation for loss of rent and disruption during construction
Party wall agreement
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Internal

4.2 The Council’s Highways, Conservation, Sustainability and Design teams were consulted as
part of the application.

5.0

Highways:

No objection (subject to inclusion of cycle storage)

Design:

No objection (to both design and materials)

Conservation:

No objection (given site is not recognised as a designated or nondesignated heritage asset)

Sustainability:

No response

Policy Context
Introduction

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

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

(b)

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

(c)

any other material considerations.

A local finance consideration means:
(a)

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

(b)

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

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

5.3 The NPPF was published on 27 March 2012 and is a material consideration in the
determination of planning applications. It contains at paragraph 14, a ‘presumption in favour
of sustainable development’. Annex 1 of the NPPF provides guidance on implementation of
the NPPF. In summary, this states in paragraph 211, that policies in the development plan
should not be considered out of date just because they were adopted prior to the publication
of the NPPF. At paragraphs 214 and 215 guidance is given on the weight to be given to
policies in the development plan. As the NPPF is now more than 12 months old paragraph
215 comes into effect. This states in part that ‘…due weight should be given to relevant
policies in existing plans according to their degree of consistency with this framework (the
closer the policies in the plan to the policies in the Framework, the greater the weight that
may be given)’.
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5.4 Officers have reviewed the Core Strategy for consistency with the NPPF and consider there
is not an issue of 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 The DCLG launched the National Planning Practice Guidance (NPPG) resource on the 6th
March 2014. This replaced a number of planning practice guidance documents.
London Plan (March 2016)

5.6 The London Plan policies relevant to this application are:
-

Policy 3.14 Existing Housing
Policy 3.5 Quality and design of housing developments
Policy 5.3 Sustainable design and construction
Policy 6.9 Cycling
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture

London Plan Supplementary Planning Guidance (SPG)

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

Housing (2012)

Other National Guidance

5.8 Technical Housing Standards (March 2015)
Core Strategy

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

Spatial Policy 5 Areas of Stability and Managed Change
Core Strategy Policy 15 High quality design for Lewisham

Development Management Local Plan

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

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

DM Policy 1 Presumption in favour of sustainable development
DM Policy 2 Prevention of loss of existing housing
DM Policy 22 Sustainable design and construction
DM Policy 30 Urban design and local character
DM Policy 32 Housing design, layout and space standards
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5.12 Residential Standards Supplementary Planning Document (May 2012)
5.13 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:
-

Design
Standard of accommodation
Highways and Traffic Issues
Impact on Adjoining Properties
Sustainability and Energy

Design, Scale and Impact on the streetscene
Loss of the Existing Building

6.2 The proposed demolition of the building should be in accordance with DM Policy 2. The
policy is in line with the NPPF on meeting housing need and Policy 3.14 of the London Plan.
The policy resists the loss of housing unless in the following circumstances:(a)

the proposed redevelopment would result in housing gain which regenerate and
replace older housing estates in line with an agreed plan or strategy;

(b)

the land or premises are allocated for another use in an adopted Local Plan;

(c)

a change of use to a local community service or facility is proposed that meets an
identified need;

(d)

an economic viability study confirms that the dwelling(s) cannot be rehabilitated to a
satisfactory standard at reasonable cost; and

(e)

evidence shows that environmental problems are such that demolition and
redevelopment is the only effective option.

6.3 Objections were received in relation to the loss of the building due to its heritage value
(forming part of a run of terrace properties). DM Policy 36 relates to non-designated heritage
assets, which includes isolated and groups of buildings of townscape merit identified by the
Council.

6.4 The Council’s Conservation Team has been consulted has confirmed the property is not
categorised as a non-designated heritage asset.

6.5 The applicant has submitted a structural report prepared by Stephenson Davenport
Structural Associates Limited, which concludes that the bay is in a very poor condition from a
structural perspective. The report details the structural issues associated with the front bay
and it’s cracking and twisting being largely due to the footings being shallower than the deep
footings of the main front wall. The report also states that further cracking is likely over time
as further settling occurs, and internal walls of the bay are affected by damp.
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6.6 The report details that the potential option to retain the bay involves the strapping in of the
bay by means of concrete wall straps and propping of the bay, however this would have
limited long-term effect due to movement between brickwork and external columns. The
report further states that the appropriate option would be to fully dismantle the bay and
construct a new foundation that ties in with that of the existing front wall. The bay window
may be then be rebuilt, but in any instance the original detailing would be lost.

6.7 The case officer has observed the extent of the cracking of the bay during the site inspection
and confirms the extent of deterioration in the building fabaric.

6.8 Sufficient detail has been submitted to demonstrate that the demolition would comply with
Part (e). As outlined further in this report, the lack of Conservation Area designation would
allow the front bay/front elevation (the element of the proposal of most impact to the
streetscene) to be removed in its entirety without requiring planning permission, as confirmed
through the grant of Lawful Development Certificate DC/16/099820 under the provisions of
Class A Part 1, Schedule 2 of The Town and Country Planning (General Permitted
Development) Order 2015.

6.9 It is therefore considered that demolition is acceptable in light of the findings of the submitted
structural report and the property not being categorised as either a designated or nondesignated heritage asset. Furthermore, the proposal would not result in the loss of housing.
Proposed Building

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

6.11 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. In addition to this, paragraph 64 states that permission should be
refused for development of poor design that fails to take the opportunities for improving the
character and quality of an area and the way it functions.

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

6.13 DM Policy 30 supports the Core Strategy as it requires planning applications to demonstrate
a site-specific response which creates a positive relationship with the existing townscape
whereby the height, scale and mass of the proposed development relates to the urban
typology of the area and requires developments to be of a high design quality.

6.14 The proposed building would appear as a modern two-storey dwelling that matches the scale
and massing of the existing property. At the front elevation, the proposed building would be
constructed in “Brosgreen” light coloured brick and would have concealed window frames
and a timber door. Roofing material is proposed to be standing seam zinc in a dark grey
colour. The roof would have a single front rooflight. The existing front garden and front
boundary fencing are in poor condition. A timber planter box formed of oak railway sleepers
and timber gate would form the front boundary, and would conceal enclosed bin and cycle
storage from street view thus improving the current situation.
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6.15 Details of windows (including sectional details), roofing materials, refuse and cycle storage,
front boundary treatment and brickwork have been submitted and reviewed by Council’s
design team, and are considered high quality and acceptable for the scheme. It is therefore
not necessary for these design details to be secured by condition.

6.16 The rear of the proposed building would be constructed in accordance with the design and
scale established by planning permission DC/15/094108 (also encompassing Prior Approval
DC/16/095365). The layout and proportions of the original property would remain, but with
modern extensions at roof level, ground floor level and a small living roof above the rear
outrigger incorporated to the overall design.

6.17 High quality materials agreed through the existing planning permission have been secured,
which include the grey standing seam zinc roof (carried over from the front roofslope) and
glass channel cladding for part of the rear roof. A biodiverse living roof with mixed species
has also been secured, again avoiding the need for further details to be secured by
condition.

6.18 The design and scale of the primary aspects of works to the rear have been considered
under the assessment of planning permission DC/15/094108. The application demonstrated
the use of an innovative design and high quality materials which were considered sufficient
grounds to support the proposal, and achieved a better design that what would be achievable
under permitted development (this included a 40m3 rear roof extension and 6.0m deep
ground floor rear extension).

6.19 It is considered that the enactment of the existing permission together with the works
confirmed under Lawful Development Certificate DC/16/099820 would be tantamount to
demolition and full rebuild of the property. It is also noted that the scale and massing of the
proposal is similar adjoining properties. Taking into account all material considerations, the
proposal is considered acceptable in terms of terms of design and scale and impact on the
streetscene.
Standard of Residential Accommodation

6.20 DM Policy 32 ‘Housing design, layout and space standards’ and Policy 3.5 ‘Quality and
design of housing developments’ of London Plan (March 2016, amended January 2017) set
out the requirements with regards to housing design, seeking to ensure that new residential
units are designed to a high quality, ensuring the long term sustainability of the new housing
provision. The Mayors Housing SPG (March 2016) and Technical Housing Standards (March
2015) in addition provides guidance on how to implement the housing policies in the 2015
London Plan and further internal standards.

6.21 The proposed dwelling would increase the Gross Internal Area of the existing property by
43m2, to 173m2. By virtue of the proposal not increasing the density of the property and
maintaining the existing scale and form, the proposal comfortably exceeds the required
standards for a 4-bedroom dwelling in terms of gross internal area, bedroom sizes and
dimensions, floor to ceiling height and other elements such as outlook, daylight/sunlight,
privacy and amenity space.
Highways and Transport

6.22 The NPPF recognises that transport policies have an important role to play in facilitating
sustainable development but also in contributing to wider sustainability and health objectives.
Plans and decisions should take account of whether the opportunities for sustainable
transport modes have been taken up depending on the nature and location of the site. Safe
and suitable access to the site should be achieved for all people. The NPPF clearly states
that development should only be prevented or refused on transport grounds where the
residual cumulative impacts of development are severe.
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6.23 Core Strategy Policy 14 ‘Sustainable movement and transport’ supports this policy approach
and promotes more sustainable transport choices through walking, cycling and public
transport. It adopts a restricted approach on parking to aid the promotion of sustainable
transport and ensuring all new and existing developments of a certain size have travel plans.
Core Strategy Policy 7 ‘Climate change and adapting to the effects’ and Core Strategy Policy
9 ‘Improving local air quality’ further promote sustainable transport.

6.24 Policy 6.9 ‘Cycling’ of the London Plan states that developments should provide secure,
integrated, convenient and accessible cycle parking facilities in line with the minimum
standards set out in Table 6.3. Table 6.3 outlines that all new dwellings that have two or
more bedrooms must provide two cycle parking spaces each.

6.25 The Council’s Highways department has been consulted, and have no objection to the
application, subject to two fully enclosed and secure cycling spaces being provided.
Negotiations occurred with the application in order to secure additional plans and details that
included covered cycle and bin storage (for two bins & two cycles) at the front, together with
associated boundary works.

6.26 A Construction Management Plan has been submitted, which includes details regarding
traffic management (selected routes for delivery, details of skip location and pedestrian
separation via gantry). It is noted that the Construction Management Plan was primarily
included in relation to basement excavation and construction, and has not been amended
following its removal. The additional detail associated with the basement would not conflict
with the amended application, and it is recommended that the plan forms an approved
document.

6.27 In light of the above, the proposal is considered acceptable with regard to highways and
traffic.
Impact on Adjoining Properties

6.28 Core Strategy Policy 15 ‘High quality design for Lewisham’ seeks to ensure that proposed
development is sensitive to the local context.
Officers therefore expect proposed
developments to be designed in a way that will not give rise to significant impacts upon the
amenities of existing neighbours and future occupiers. Development Management Policy 32
‘Housing design, layout and space standards’ supports CS 15, and requires that proposals
provide a satisfactory level of privacy, outlook and natural lighting both for its future residents
and its neighbours.

6.29 The works to the front elevation would not result in any enlargement of the property, change
to the front building line or cause an increase in the number of openings towards the street
(other than the sky facing rooflight). The boundary works and enclosed bin and cycle
storage is of a low height which would not harm adjoining properties. Front elevation works
are therefore considered acceptable in terms of harm to the amenity of adjoining occupiers.

6.30 Where the proposed dwelling would match the scale and form of the existing dwelling, it
would not introduce any new impacts to adjoining properties in relation to amenity
considerations such as outlook, daylight/sunlight, overshadowing, noise and privacy. The
amenity impacts relevant to this scheme are therefore limited to the enlargements that have
been considered under the assessment of planning permission DC/15/094108, and with the
full demolition and rebuild. For completeness, these elements are discussed below:

6.31 The enlargement at rear roof level would not cause any significant loss of amenity to
adjoining properties, given it would not extend the rear building line. Furthermore, the
secondary (glass clad) element steps down and is of a lightweight appearance, therefore not
appearing excessively overbearing to adjoining occupiers. The windows of the rear roof
enlargement would not cause any material increase in overlooking to the rear of properties
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fronting Hazeldean Road, given views occur from similar levels. A condition would be
recommended to be applied restricting the use of flat roofs of the extension being used as
any form of external amenity space. The layout at ground floor level would be in accordance
with the limits of the Prior Approval single storey rear extension which has been granted on
the site.

6.32 The applicant has submitted a Construction Management Plan that includes measures taken
to mitigate impacts associated with noise, vibration and dust (together with traffic
management). The plan has been revised following officer feedback, and now includes
details in relation to scaffolding and provision of a sheet barrier around the curtilage, timber
hoarding at front elevation with gantry, exclusion of diesel items (due to noise), noise limits,
days and hours of operation, loading and unloading and general operations to reduce harm
on adjoining occupiers during construction. It is therefore recommended that the plan forms
an approved document. Additionally, an informative is recommended to be applied outlining
obligations to comply with the London Borough of Lewisham Code of Practice for Control of
Pollution and Noise from Demolition Construction Sites”.

6.33 Taking into account all material considerations, the proposal is acceptable in terms of
amenity of adjoining occupiers.
Sustainability and Energy

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

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

6.36 For schemes of this scale, sustainability requirements have been absorbed into Building
Regulations meaning the applicant does not have to comply with any particular sustainability
requirements at this stage of the development process.
7.0

Local Finance Considerations

7.1 Under Section 70(2) of the Town and Country Planning Act 1990 (as amended), a local
finance consideration means:
a) a grant or other financial assistance that has been, or will or could be, provided to
a relevant authority by a Minister of the Crown; or
b) sums that a relevant authority has received, or will or could receive, in payment of
Community Infrastructure Levy (CIL).

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

7.3 The Mayor of London's CIL is therefore a material consideration. CIL is payable on this
application and the applicant has completed the relevant form.
8.0

Community Infrastructure Levy

8.1 On 1st of April 2015 the Council introduced its Local CIL to be implemented along with the
existing Mayoral CIL. The charge will replace a number of financial contributions previously
required through Section 106 Agreements.
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8.2 CIL is chargeable on the net additional floorspace (gross internal area) of all new
development. Under the CIL charging schedule, the amount of CIL payable for the SE6
postcode is £70/m2 of new development. The Mayoral CIL is charged at £35/m2 of new
development. It is the Local Planning Authority’s responsibility to collect CIL payments from
new development.
9.0

Conclusion

9.1 This application has been considered in the light of policies set out in the development plan
and other material considerations including the existing permissions granted over the site
and works confirmed comply as lawful under permitted development.

9.2 The principle of the demolition of the existing dwelling and proposed redevelopment of the
site is considered acceptable in line with Development Management Policy 2.

9.3 It is considered that the proposal demonstrates scale and massing which is consistent with
the terrace typology, and taking into account material considerations the scheme would not
be in conflict with Core Strategy Policy 15 and Development Management Policy 30.

9.4 In light of the above, the proposed development is considered acceptable and is
recommended for approval.
RECOMMENDATION: GRANT PERMISSION subject to the following conditions:

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:
0100 Rev P-0, 0500 Rev P-1, 1000 Rev P-0, 1115 Rev N1, 2000 Rev P-0, 3000 Rev
P-0 (received 2 May 2017), 4100 Rev 00, 4110 Rev 00, 4200 Rev 00, 5100 Rev P-0,
Construction Management Plan, Lumi Windows details, Lamberts Linit Glass Chanel
cladding details, VM Standing Seam Zinc details (received 4 June 2017), 1110 Rev
07, 1111 Rev 06, 1112 Rev 06, 2100 Rev 01, 3110 Rev 02, 3115 Rev 03 (received 14
June 2017), Wienerberger Terca Brosgreen sample, Antha VM Standing Seam Zinc
sample (viewed 16 June 2017)
Reason: To ensure that the development is carried out in accordance with the
approved documents, plans and drawings submitted with the application and is
acceptable to the local planning authority.

3.

Notwithstanding the Town and Country Planning (General Permitted Development)
Order 1995 (or any Order revoking, re-enacting or modifying that Order), no satellite
dishes shall be installed on the front roofslope of the building.
Reason: In order that the local planning authority may be satisfied with the details of
the proposal and to accord with Policy 15 High quality design for Lewisham of the
Core Strategy (June 2011) and DM Policy 30 Urban design and local character of the
Development Management Local Plan (November 2014).
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4.

Notwithstanding the Town and Country Planning (General Permitted Development)
Order 1995 (or any Order revoking, re-enacting or modifying that Order), no plumbing
or pipes, other than rainwater pipes, shall be fixed on the front elevation of the
building.
Reason: In order that the local planning authority may be satisfied with the details of
the proposal and to accord with Policy 15 High quality design for Lewisham of the
Core Strategy (June 2011) and DM Policy 30 Urban design and local character of the
Development Management Local Plan (November 2014).

5.

No extensions or alterations to the building hereby approved, whether or not permitted
under Article 3 to Schedule 2 of the Town and Country Planning (General Permitted
Development) Order 2015 (or any order revoking, re-enacting or modifying that Order)
of that Order, shall be carried out without the prior written permission of the local
planning authority.
Reason: In order that, in view of the nature of the development hereby permitted, the
local planning authority may have the opportunity of assessing the impact of any
further development and to comply with Policy 15 High quality design for Lewisham of
the Core Strategy (June 2011).

6.

Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), the use of
the flat roof on the building 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 32 Housing design, layout and space
standards 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.

(b)

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

(c)

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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