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Reg. Nos. DC/15/90948

Application dated 10.02.2015

Applicant Mr G Verma

Proposal The construction of a single-storey rear 
extension and roof extension to the rear roof 
slope of 178 Leahurst Road SE13, together with 
the installation of roof lights in the front roof 
slope.   

Applicant’s Plan Nos. 1012-10 A; 1012-20 A; 1012-100 A; 1012-110 A; 
1012-200 A; 1012-210 A; 1012-220 and the 
Flood Risk Assesement (February 2015, First 
Abode)

Background Papers (1) Case File LE/769/178/TP
(2) Core Strategy (2011)
(3) Development Management Local Plan 

(2014)
(4) The London Plan (2015, as amended)

Designation PTAL 3 
Local Open Space Deficiency
Flood Risk Zone 2
Flood Risk Zone 3
Not in a Conservation Area
Not a Listed Building
Unclassified Road

Screening N/A

1.0 Property/Site Description

1.1 The application relates to a two-storey mid terrace house which is located on the 
southern side of Leahurst Road. The existing property has living, kitchen and 
dining areas and a store area at ground floor level and four bedrooms and a 
bathroom at first floor level. The rear garden is approximately 7.8m long and has 
an area of 125sqm. The house has an existing total internal floor area of 
106.45sqm.  

1.2 The surrounding area is residential in character and mainly comprised of similar 
terraced residences. The property is identified as being located within Flood Risk 
Zone 2/3 and is also located within 3 metres of a public sewer. The dwelling is not 
a listed building and it is not located within or adjacent to a conservation area. 
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2.0 Planning History

The Application Property

2.1 DC/14/88844: Planning application for the alteration and conversion of 178 
Leahurst Road SE13 into 2 two-bedroom self-contained flats, together with the 
construction of a single-storey rear extension, roof extension to the rear roof slope 
and installation of roof lights in the front roof slope. Refused on the grounds that:

 the existing building had a net original internal floor space of less than 130m2 
and the conversion would result in the loss of a single family house which 
would be detrimental to identified housing need and contrary to the relevant 
policies in this regards; and 

 the development would result in a substandard living environment for future 
occupiers by way of an undersized ground floor unit, and lack of outlook 
afforded to the Bedroom 2 within Flat 1.

Decision on appeal not yet reached.

2.2 There is no planning history for the existing lean-to.

3.0 Current Planning Application

The Proposal

3.1 The construction of a single-storey rear extension and a loft conversion, involving 
a full width extension to the rear roof slope at 178 Leahurst Road SE13, together 
with the installation of two roof lights in the front roof slope.  The proposed single 
storey extension would involve infilling the side return with a flat roofed extension 
to replace the existing lean-to extension. The side infill extension includes four 
rooflights. This proposal is the same as DC/14/88844, without the conversion of 
the dwelling into two flats, and some minor changes to the positioning of the 
rooflights on the rear extension.

3.2 The front rooflights measure 0.7m by 0.7m. The dormer is setback 0.3m from the 
rear eaves. A triple set of windows in the rear dormer measure 1.8m wide by 1.2m 
high, and the single window measures 0.9m wide by 1m high. A single ply 
membrane grey flat roof is proposed for the rear roof slope extension. 

3.3 The proposed extension replaces the existing lean-to extension and would 
therefore not result in an additional encroachment into the rear garden area of the 
property. However, the height of the extension would increase. The current height 
of the lean-to roof at the boundary is 1.8m. The proposed height above ground 
level of the infill extension increases to 2.3m. Four rooflights are proposed in the 
infill extension that would measure 0.8m by 0.5m. The rear extension walls are to 
be London stock brick to match the existing. The door is proposed to be double 
glazed uPVC to match the existing, as are the windows for both the ground floor 
extension and the dormer.

4.0 Consultation

4.1 The Council’s consultation exceeded the minimum statutory requirements and 
those required by the Council’s adopted Statement of Community Involvement.
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4.2 A site notice was displayed and letters were sent to residents in the surrounding 
area.

Written Responses received from Local Residents

4.3 Three objections were received from residents in the surrounding area at nos. 
172, 174 & 176 Leahurst Road. The issues raised are summarised as follows:

 The proposed rear extension would impact on the rear private open space 
area of 178 Leahurst Road (subject site) and render it unusable;  

 The proposal would have a detrimental effect on the character of the 
neighbourhood and would not be in keeping, architecturally, with the other 
houses in the area;

 The proposal would result in a loss of existing views for neighbouring 
properties;

 The development is of too large and scale & out of character for the area and 
building right to the boundary would adversely affect the amenity of 
neighbouring owners in terms of privacy, noise, light spill & overshadowing;

 The approval of this development would set a precedent for future 
development of this nature in this area; and

 There are existing issues with the drainage system work between nos. 176 & 
178, as there is currently a damp problem caused by water pouring from the 
damaged guttering at 178 and this needs to be addressed

4.4 In addition to the above objections, one resident raised concerns that the site 
notice was not displayed adequately, as it was located in the window but partly 
hidden behind the garbage bins. Consequently, the applicant was asked to move 
the notice and it was then placed centrally in the window. Photographic evidence 
of this was provided. 

4.5 This resident has also raised concerns that because the consultation period 
closed on 3 April and the notice was only moved at the end of March, other 
residents may not have had the chance to see the notice and comment. 

Environment Agency

4.6 This application has been assessed as having a low environmental risk and 
therefore no comments were made. An informative is proposed to be included 
regarding any non-planning consents. 

Thames Water

4.7 No objection subject to informatives.

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

A local finance consideration means:
(a)    a grant or other financial assistance that has been, or will or could be, 

provided to a relevant  authority by a Minister of the Crown, or
(b)    sums that a relevant authority has received, or will or could receive, in 

payment of Community Infrastructure Levy (CIL).

5.2 Section 38 (6) of the Planning and Compulsory Purchase Act (2004) makes it 
clear that any determination under the planning acts must be made in accordance 
with the development plan unless material considerations indicate otherwise. 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 that (paragraph 211), policies 
in the development plan should not be considered out of date just because they 
were adopted prior to the publication of the NPPF. At paragraphs 214 and 215 
guidance is given on the weight to be given to policies in the development plan. 
As the NPPF is now more than 12 months old paragraph 215 comes into effect.  
This states in part that ‘…due weight should be given to relevant policies in 
existing plans according to their degree of consistency with this framework (the 
closer the policies in the plan to the policies in the Framework, the greater the 
weight that may be given)’.

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

Other National Guidance

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)

5.5 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 7.8 Heritage assets and archaeology

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

Core Strategy Policy 8 Sustainable design and construction and energy efficiency
Core Strategy Policy 15 High quality design for Lewisham

Development Management Plan

5.7 The Development Management Local Plan was adopted by the Council at its 
meeting on 26 November 2014. The Development Management Local Plan, 
together with the Core Strategy and the London Plan is the borough's statutory 
development plan. The following policies are relevant to this application:-

DM Policy 1 Presumption in favour of sustainable development
DM Policy 30 Urban design and local character
DM Policy 31 Alterations/extensions to existing buildings

Residential Standards Supplementary Planning Document (August 2006)

5.8 Paragraph 6.2 (Rear Extensions) states that when considering applications for 
extensions the Council will look at these main issues:

a) How the extension relates to the house;
b) The effect on the character of the area - the street scene and the wider area;
c) The physical impact on the host building, and the amenity of occupiers of 

neighbouring properties;
d) A suitably sized garden should be maintained.

5.9 Paragraph 6.3 (Materials) states that bricks and roofing material used to construct 
an extension should match those in the original building. 

5.10 Paragraph 6.4 (Bulk and size) states that extensions should be smaller and less 
bulky than the original building and reflect its form and shape.  It states that 
traditionally, extensions to buildings are subsidiary to the main structure and that 
over-dominant extensions may destroy the architectural integrity of existing 
buildings.

6.0 Planning Considerations

6.1 The relevant planning considerations are the impact on the design and 
appearance of the existing building and whether the amenity of neighbouring 
properties is affected.

Design & Appearance

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

6.3 Core Strategy Policy 8 states that the Council supports and encourages the 
retrofitting of energy saving and other sustainable design measures in existing 
housing and other development.

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

6.5 DM Policy 30 states that the Council will require all development proposals to 
attain a high standard of design, including alterations and extensions to existing 
buildings. 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 a sense of place.

6.6 DM Policy 31 states that the Council will expect alterations and extensions to be 
of a high, site specific, and sensitive design quality and respect and/or 
complement the form, setting, period, architectural characteristics and detailing of 
the original building. High quality matching or complementary materials should be 
used, appropriately and sensitively in relation to the context.

6.7 With regards to the proposed rear roof extension, Council's Residential Standards 
SDP states that rear roof extensions should be set back a minimum of one metre 
behind the lines of eaves and a minimum of 500mm from the gable, flank or party 
wall boundary. The proposed extension has a nil setback along both party wall 
boundaries (adjoining 176 Leahurst Road and 180 Leahurst Road), and a 0.3m 
rear eaves line set back is proposed for the rear roof extension. The rear roof 
extension would be finished using materials matching the existing building. 

6.8 While the proposed rear roof extension does not comply with the design 
requirements contained within Council’s Residential Standards SDP, due to 
location of the proposed roof conversion and considering that it would not be 
visible from the street, and also that it would not result in any additional impact 
upon privacy or solar access, it is considered to be acceptable. The front rooflights 
would not be considered to have an unacceptable visual impact on the 
streetscape. 

6.9 The rear ground floor extension would infill the side return.  This area on the 
north-western side boundary adjacent to 176 Leahurst Road is currently enclosed 
and has a plastic lean-to roof. The proposed extension would not result in an 
additional encroachment into the rear garden area of the property, and no 
significant reduction to the rear amenity space would result, despite the concerns 
raised in the resident submissions. The proposed extension would be finished 
using matching brickwork and a flat roof design, which would replace the existing 
pitched roof of the rear storage area. Solar access and ventilation would be 
provided via four skylight widows. The proposed materials are considered 
acceptable as they would match those of the existing dwelling and also 
particularly given that the extension would represent an improvement upon the 
design of the existing lean-to. Further to this, these materials would improve 
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energy saving, in accordance with Core Strategy Policy 8. Therefore, it is also not 
considered that the development would have a detrimental effect on the character 
of the neighbourhood, despite concerns raised by residents. 

6.10 Further to this, it is relevant to consider that the application for conversion of this 
dwelling into two flats that was refused did not raise any objection to the proposed 
extensions. As previously discussed, the extension works proposed in this 
application are the same as those proposed in the refused application and 
therefore, it would not be considered appropriate to raise objection at this point in 
time. Of further relevance is that the rear of the dwelling is not considered to have 
great architectural merit due to the existing extension, and the proposed works 
would result in an improvement in this regard. Additionally, the extensions would 
not be visible from the public realm and therefore, it could not be argued that there 
would be any impact on the architectural quality of the surrounding area. 

6.11 It is not considered that approval of this development would set a precedent for 
future development in this area, as there are several rear ground floor extensions 
and also examples of rear roof slope extensions in the surrounding area. It is also 
acknowledged that the rear roof slope component of the development would 
qualify on its own as permitted development. 

6.12 The proposal is located in flood zones 2 and 3. Run off would not be increased as 
the building footprint is not increasing. It is proposed that potential flood impacts 
would be mitigated by the use of permeable block paving in the rear garden. This 
development is therefore considered acceptable with regards to flood mitigation. 
Further to the drainage issue raised in the resident submissions, it is considered 
that the new construction would be likely to resolve any current drainage issues. 

Impact on Adjoining Properties

6.13 For areas of stability and managed change, Core Strategy Policy 15 states that 
small household extensions and adaptations to existing housing will need to be 
designed to protect neighbour amenity. 

6.14 DM Policy 30 states that residential extensions adjacent to dwellings should result 
in no significant loss of privacy and amenity (including sunlight and daylight) to 
adjoining houses and their back gardens.

6.15 The proposed rear extension includes a parapet wall element, with a maximum 
height of 2.65 metres from natural ground level. This is not considered likely to 
impact on the privacy or solar access of the adjoining residential dwelling due to 
the proximity of the existing rear two storey element of the subject property, 
despite concerns raised in submissions.  The side return is already enclosed and 
while the height would be increased on the boundary from 1.8m to 2.3m, it is not 
considered that this increase would result in significant loss of amenity. Further, 
despite concerns raised by residents, it is not considered that there would be a 
loss of visual amenity for neighbouring properties. Therefore, the proposed 
extensions are consistent with Core Strategy Policy 15 and DM Policy 30.  

Other Issues

6.16 Regarding the concerns raised by one resident about other residents not having a 
chance to see the site notice and comment, the site notice was displayed in the 
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new central location and it was agreed that it would not be removed until a 
decision is made on the application to enable anyone who still wished to comment 
to do so up until a determination was made.  Officers are satisfied that this 
addressed any issues regarding the consultation process.

Equalities Considerations

6.17 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.

6.18 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.

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

6.20 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/equality-act/equality-act-codes-of-practice-and-technical-guidance/

6.21 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

6.22 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 

http://www.equalityhumanrights.com/legal-and-policy/equality-act/equality-act-codes-of-practice-and-technical-guidance/
http://www.equalityhumanrights.com/legal-and-policy/equality-act/equality-act-codes-of-practice-and-technical-guidance/
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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-equality-
duty/guidance-on-the-equality-duty/

6.23 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.

Conclusion

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

8.0 In summary, the proposed extensions are considered to be appropriate in its 
scale, form and materials and to preserve the character and appearance of the 
dwelling in accordance with DM policies 30 and 31 and Core Strategy Policies 8 
and 15. 

8.0 RECOMMENDATION  GRANT PERMISSION subject to the following conditions:

1) The development to which this permission relates must be begun not later than 
the expiration of three years beginning with the date on which the permission is 
granted.

Reason: As required by Section 91 of the Town and Country Planning Act 1990.

2) The development shall be carried out strictly in accordance with the application 
plans, drawings and documents hereby approved and as detailed below:
1012-10 A; 1012-20 A; 1012-100 A; 1012-110 A; 1012-200 A; 1012-210 A; 1012-
220 and the Flood Risk Assesement (February 2015, First Abode)

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

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

INFORMATIVES

http://www.equalityhumanrights.com/advice-and-guidance/public-sector-equality-duty/guidance-on-the-equality-duty/
http://www.equalityhumanrights.com/advice-and-guidance/public-sector-equality-duty/guidance-on-the-equality-duty/
http://www.equalityhumanrights.com/advice-and-guidance/public-sector-equality-duty/guidance-on-the-equality-duty/
http://www.equalityhumanrights.com/advice-and-guidance/public-sector-equality-duty/guidance-on-the-equality-duty/
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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, 
no pre-application advice was sought.  However, as the proposal was clearly in 
accordance with the Development Plan, permission could be granted without any 
further discussion.

Thames Water Advice:
There are public sewers crossing or close to your development. In order to protect 
public sewers and to ensure that Thames Water can gain access to those sewers 
for future repair and maintenance, approval should be sought from Thames Water 
where the erection of a building or an extension to a building or underpinning work 
would be over the line of, or would come within 3 metres of, a public sewer.  
Thames Water will usually refuse such approval in respect of the construction of 
new buildings, but approval may be granted in some cases for extensions to 
existing buildings. The applicant is advised to contact Thames Water Developer 
Services on 0800 009 3921 to discuss the options available at this site.

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

Environment Agency Advice:
Although the Environment Agency has no comments to make on this planning 
application, you may be required to apply for other consents. The term 'consent' 
covers consents, permissions or licenses for different activities (such as water 
abstraction or discharging to a stream) that the Environment Agency has a 
regulatory role in issuing and monitoring. 
You should contact 03708 506 506 or consult the Environment Agency's website 
to establish whether if a consent will be required: 
https://www.gov.uk/environmental-management.


