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Background Papers (1) Case File  DE/46/49A/TP
(2) Local Development Framework Documents
(3) The London Plan

Designation PTAL 3  
Telegraph Hill Article 4(2) Direction 
Telegraph Hill Conservation Area
Not a Listed Building
Unclassified

1.0 Property/Site Description  

1.1 The application property is a ground floor flat, situated within a converted semi-
detached Victorian dwelling house. The property, which has an original two storey 
rear projection, is located on the northern side of Drakefell Road and is bounded 
to the rear by Telegraph Hill Park, from which the rear of the property is partially 
visible. 

1.2 The rear of the existing property has previously undergone considerable 
alterations including the rendering of the side and rear elevations at ground floor 
level along with the removal of the original side facing ground floor bay window 
and replacement of the ground floor sliding sash windows and rear door with 
white uPVC windows and door.  

1.3 The existing ground floor unit currently provides a combined kitchen and living 
area along with one double bedroom and a bathroom. Direct access is provided 
from the kitchen to a large private open space area which has been partially 
decked. 

1.4 The surrounding development is predominantly residential in nature and contain a 
mixture of single dwellings and flatted developments, similar to the subject 



property. It is noted that there are a number of properties which are also located 
along the northern side of Drakefell Road that have similar ground floor infill side 
and rear extensions.  

1.5 The application site is in the Telegraph Hill Conservation Area, is subject to an 
Article 4 direction but is not situated within the vicinity of any listed buildings.

2.0 Planning History

2.1 DE/46/49/TP: Approval of an application for the subdivision of an existing single 
dwelling into two self contained flats. Decision dated 10 September 1969.

2.2 28 April 2000: Dismissal of an appeal against the refusal of an application for the 
retention of uPVC windows added to the front and side elevation of the ground 
floor flat. This appeal decision did not relate to the rear ground windows which 
remain of white uPVC casement type.

3.0 Current Planning Applications

The Proposals

3.1 The current planning application seeks permission for the construction of a single 
storey side and rear extension which would create an open plan living 
room/kitchen/dining area. 

3.2 The proposed extension would infill the side set back of the existing two storey 
rear projection at ground floor only. The proposed development would align with 
the main flank elevation the existing property hence respecting the existing 
minimum side setback and maintaining the side boundary access between the 
host property and the adjoining dwelling at 51 Drakefell Road. The proposed 
addition would have a total length of 7.6 metres which includes the infilling of the 
existing side return and extending by 3 metres from the existing rear projection. 

3.3 The proposed addition would have a sloping roof with a maximum height of 3.25 
metres, reducing to 2.4 metres at eaves level and include four rooflights which the 
applicant has confirmed would be of a ‘Conservation type’.  

3.4 It is proposed to utilise materials and finishes which would match or complement 
the host property and accordingly the proposed extension would be constructed in 
London Stock brick matching the existing brickwork of the host property and the 
roof would be finished using artificial “Eternit” slate. It is proposed to install two 
new double glazed wooden windows, one of which would replace the existing 
uPVC door, with the second replacing the existing uPVC bathroom window. 

3.5 Following concerns raised by the Telegraph Hill Society, the applicant has 
confirmed that the bonding of the brickwork will be Flemish bond.  

Supporting Documents 

3.6 Heritage Statement 

4.0 Consultation

4.1 This section outlines the consultation carried out by the Council following the 
submission of the application and summarises the responses received.  



4.2 Site notices were displayed and letters were sent to the adjoining residents and 
the relevant ward Councillors were also consulted.

Written Responses received from Local Residents and Organisations

4.3 One letter of objection was received from the Telegraph Hill Society. The following 
matters were raised: 

 Concerned was raised by the significant number of applications within the 
Telegraph Hill Conservation Area which propose large side/rear extensions 
which  often destroy large amounts of original fabric, particularly where 
visible from the public realm; 

 The Telegraph Hill Conservation Area Appraisal highlights that the rear of 
properties in the conservation area are largely as uniform as the front.  
There is concern that this is being further eroded;

 DM Policy 36.4b states that development in the conservation area should 
be refused which in isolation would lead to less than substantial harm to the 
building or area but cumulatively would affect the character and 
appearance of the conservation area however it is considered that in this 
instance there would be significant loss of original fabric which would result 
in substantial harm to the building; 

 The rear and side elevation, including the proposed windows, presents a 
flat uniform elevation which destroys the articulation of the original rear 
elements of the building; 

 The proposed rear extension presents blank walls free of any detailing and 
will have an adverse effect on neighbouring amenity; 

 The proposed quantum of glazing including the proposed roof lights would, 
by way of light spillage, impact the amenity of the adjoining property, the 
use of Telegraph Hill Park and impact upon local wildlife.   

 No details of bonding or the specific types of roof tiles have been provided 
while specific objection is raised to the use of stainless steel profiles to 
connect the proposed extension to the existing building.  

4.4 ASP:  

The Panel objects to the poor quality of design and the principle of this 
development and the loss of the L-shaped plan of the building. The Panel also 
objects to the number of rooflights, which will cause neighbourly light pollution. 
The Panel notes that this infill will be visible from Telegraph Hill Park.

5.0 Policy Context

Introduction

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



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

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

(c) any other material considerations.

A local finance consideration means:

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

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

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

National Planning Policy Framework

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

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

Other National Guidance

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

London Plan (March 2015)

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



Policy 7.4 Local character
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology

5.6 London Plan Supplementary Planning Guidance (SPG)

The London Plan SPG’s relevant to this application are:  
Housing (2012)

Core Strategy

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

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

Development Management Local Plan

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

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

DM Policy 1 Presumption in favour of sustainable development
DM Policy 22 Sustainable design and construction
DM Policy 24 Biodiversity, living roofs and artificial playing pitches 
DM Policy 30 Urban design and local character
DM Policy 31  Alterations/extensions to existing buildings
DM Policy 32 Housing design, layout and space standards
DM Policy 36 New development, changes of use and alterations affecting 

designated heritage assets and their setting: conservation 
areas, listed buildings, schedule of ancient monuments and 
registered parks and gardens

Residential Standards Supplementary Planning Document (August 2006)

5.10 This document sets out guidance and standards relating to design, sustainable 
development, renewable energy, flood risk, sustainable drainage, dwelling mix, 

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


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.

Telegraph Hill conservation area character appraisal:

5.11 The Telegraph Hill Character Appraisal provides information on the special 
character of the conservation area. The Council has a duty to formulate and 
publish proposals for conservation areas and to pay special attention to the 
desirability of preserving or enhancing the character of such areas. Character 
appraisals are a material consideration in the planning process and are used 
when determining planning applications and appeals.

6.0 Planning Considerations

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

a) Design and Conservation
b) Impact on Adjoining Properties
c)       Impact of associated light spillage upon the wildlife and biodiversity 

within the adjoining Telegraph Hill Park 
d)        Sustainability and Energy

Design and Conservation

6.2 Development Management Local Plan DM Policy 31 ‘Alterations and extensions 
to existing buildings including residential extensions’ states that “alterations and 
extensions, including roof extensions will be required to be of high, site specific, 
and sensitive design quality, and respect and/or complement the form, setting, 
period, architectural characteristics, detailing of the original buildings, including 
external features such as chimneys and porches. High quality matching or 
complementary materials should be used, appropriately and sensitively in relation 
to the context.”

6.3 DM Policy 36 states that the Council will not grant planning permission where 
development would be incompatible with the special characteristics of the area, its 
buildings, spaces, settings, form and materials.  

6.4 The subject application was reviewed by Council’s Conservation Officer who 
raised concerns regarding proposed development. In particular, the proposed rear 
extension was considered to be unacceptable in terms of design and plot 
coverage as the side return would be in filled and result in the excessive loss of 
the original fabric of the building. Concern was also raised that the proposed 
extension involves the introduction of uncharacteristic design elements such as 
wide, heavily glazed patio doors and large Velux rooflight windows.

6.5 Clarification was also sought as to the proposed materials to be used regarding 
proposed brickwork, rooflight windows and roofing material.

6.6 The applicant has provided clarification regarding the materials to be used as part 
of the proposed extension. In this regard, the proposed materials comprising  



(brick, high quality artificial slate and aluminium framed window and doors) along 
with matching brick bonding would be in keeping with the existing materials of the 
host property. 

6.7 It is noted that while the proposed extension, including the roof form, is 
contemporary in design, it would be complementary to the appearance of the host 
building. While the side return would be infilled at ground floor level the original 
set back of the rear projection from the main flank elevation would be retained at 
first floor level, which is significantly more visible from Telegraph Hill Park.

6.8 The Telegraph Hill Society have suggested that the proposed development is 
unacceptable due to the significant loss of  the original building fabric. As stated in 
the report above, the rear and side elevations of the subject property have 
undergone significant alterations which have resulted in the loss of a several 
original details. These works include the rendering of the rear and side elevations, 
at ground floor only, installation of uPVC windows and doors and the removal of 
the side facing bay windows. In this instance, the proposed development would 
not result in the loss of significant original building fabric.    

6.9 The proposed extension is of a modern design. There is no policy requirement 
that prevents the introduction of contemporary elements, provided that they 
complement the host building. The reintroduction of exposed brick is, as opposed 
to the existing rendered elevations, more suitable. The applicant has confirmed 
that London Stock brick would be used to match the existing brickwork, including  
the use of Flemish bonding, and the proposed roof would be finished using  
‘Eternit’ slate. A condition has been recommended requiring the written approval 
of Council, prior to the commencement of development, for the proposed 
materials and finishes.  

6.10 The applicant has proposed to install two new double glazed wooden windows, 
one of which would replace the existing uPVC door, with the second replacing the 
bathroom window. This would also be in keeping with the existing timber sliding 
sash windows located at upper floors of the host property.   

6.11 The Telegraph Hill Conservation Area Character Appraisal identifies the subject 
property as a building that makes a positive contribution to the conservation area.  
The Appraisal states that “being in good condition and relatively unaltered 
externally, all of the 19th century buildings make a positive contribution to the 
special character and appearance of the conservation area”.  This is despite the 
fact that a large number of these properties on Drakefell Road include single 
storey rear extensions.  This would imply that despite having rear extensions, 
these buildings continue to make a positive contribution to the special character of 
the conservation area.  

6.12 The character appraisal goes on to discuss the condition of the conservation area 
(which is described as good) and list the type of small changes to the external 
appearance of individual houses which are beginning to erode the special interest 
of the area.  These include the replacement of timber sash windows with uPVC or 
windows in a different style, enclosure of recessed front porches, obtrusive 
rooflights located in the front roofslope, unauthorised satellite dishes, replacement 
of slate with concrete tiles or poor quality artificial slate, incorrect bonding of new 
brickwork, rendering/ pebble-dashing of original brickwork, removal of small 



architectural details such as tiled front paths, finials, ridge tiles and clay chimney 
pots.  The list does not include additions to the rear of the property.  

6.13 The Society state that the Conservation Area Appraisal makes reference to the 
rear of properties being as uniform as the front.  However, on further examination, 
the Appraisal states that “there are good views of the backs of houses, as uniform 
in design as the fronts”. The appraisal refers to the original design of the buildings 
and remains silent on whether the properties are generally unaltered to the rear.  
An aerial view of this part of Drakefell Road reveals that many of the properties 
feature rear extensions including a similar extension, in relation to size and design 
located, at No. 57A Drakefell Road which was approved at a meeting of Council’s 
Planning Committee (DC/09/70702) on 02/09/2009. In addition, it is noted that the 
properties situated at 31 and 53 Drakefell Road which also back onto the 
Telegraph Hill Park present similar style extensions.  

6.14 There are a number of extensions to the rear of the buildings on this part of 
Drakefell Road but these extensions are not overly visible from the public realm 
and therefore it is not accepted that they can be said to have an unacceptable 
impact either singly or cumulatively on the appearance of the conservation area. It 
is noted that the subject site currently has a significant level of planting along the 
rear boundary which would further conceal the potential impact of the proposed 
extension. The single storey extension is therefore considered to have an 
acceptable impact on the conservation area. 

Impact on Adjoining Properties

6.15 DM Policy 31 states that residential extensions should result in no significant loss 
of privacy and amenity  (including sunlight and daylight) to adjoining houses and 
their back gardens.  The policy also states that residential extensions should 
retain an accessible and usable private garden that is appropriate in size in 
relation to the size of the property, and retain 50% of the garden area. The 
existing property has a large rear garden, and the proposed development would 
encroach by a 3 metres into this. Accordingly, in excess of 50% of the existing 
garden area would be retained. Concerns have been raised by the Telegraph Hill 
Society that the proposal would have a negative impact on the amenity of 
neighbouring occupier, located at 51 Drakefell Road, by way of the blank 
featureless side elevation. It should be noted that the adjoining property was 
notified but has not raised any objection to the proposed development.  

6.16 The subject property, which is a ground floor flat situated within a former semi- 
detached dwelling, is separated from the adjoining property (No. 51 Drakefell 
Road), by a side access path. This path provides access to the rear gardens of 
the both properties which are separated by a side boundary fence which 
separates the rear gardens of both properties. 

6.17 The proposed extension would, with the exception of the 2 metre x 2 metre 
lightwell, infill the existing side return at ground floor only and would have a 
maximum height of 3.25 metres reducing to 2.4 metres at eaves level. The 
proposed side extension would maintain the existing minimum set back to the 
shared boundary with the neighbouring property at 51 Drakefell Road. The 
proposed development would result in a slight increase to the sense of enclosure 
upon of the adjoining property, however considering that the extension would 
have a maximum height of 2.4 metres at eaves level, 400mm above the boundary 



fence and would be set back 900 mm from the adjoining property boundary, the 
proposed addition is not considered to have an unacceptable impact on 
neighbouring amenity. 

6.18 Concerns have been raised regarding the impact of light spillage from the 
proposed roof lights upon the adjoining property. The impact is considered not to 
be significant in a built-up location where existing windows of neighbouring 
properties are in close proximity. 

6.19 It is therefore considered that the proposed development, by way of impact upon 
the adjoining property is not, on balance, deemed to be unacceptable and in this 
instance would not warrant the refusal of this application. 

6.20 The proposed extension would not increase overlooking of the adjoining property 
as no additional windows side facing are proposed, further to this the existing 
boundary fencing will continue to provide screening between neighbouring 
properties. It is therefore considered that the subject application will not impact the 
visual privacy of the adjoining properties.    

Impact of associated light spillage upon the adjoining Telegraph Hill Park

6.21 The Telegraph Hill Society has raised an objection on the basis that the proposed 
level of glazing which would be introduced as part of this application would impact 
upon the wildlife of the park and would also impact the enjoyment of the park by 
local residents. This application was reviewed by Council’s Ecological 
Regeneration Manager who did not raise any objection to the proposed 
development and noted that any light spillage as a result of the proposed 
development would be negligible given the domestic and urban setting of the 
park. Considering the level of ambient lighting within the urban setting of the 
Telegraph Hill area, the proposed development is not considered impact upon the 
enjoyment of the park by local residents.  

Sustainability and Energy

6.22 The proposal complies with the principle of extending an existing building and 
maximises the use of a site. For a development of this scale it is not considered 
appropriate or necessary to insist upon the inclusion of renewable energy 
facilities.

7.0 Community Infrastructure Levy 

7.1 The above development is not CIL liable.

8.0 Conclusion

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

8.2 Officers consider that the proposed wrap around extension is of an acceptable 
design and would have an acceptable impact on neighbouring amenity.  The 
replacement windows and extension would not adversely impact the character 
and appearance of the conservation area.  The scheme is therefore considered 
acceptable.



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:
1450-300;1450-350;1450-501;1450-502;1450- 551;1450- 552; Site Plan; CIL 
form received 15 December 2014; 1450-553 received 12 June 2015; Design 
and Access Statement; Email from Mr. Bowden received 15 June 2015

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

3. No development shall commence on site until a detailed schedule of all 
external materials and finishes including windows, external doors, roof 
coverings, roof lights and brick types (including bonding) to be used on the 
building have been submitted to and approved in writing by the local planning 
authority.  The development shall be carried out in accordance with the 
approved details.  

Reason:  To ensure that the local planning authority may be satisfied as to the 
external appearance of the building 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.


