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1.0 Property/Site Description  

1.1 This application relates to a two storey end of terrace single family dwelling 
house.  It is located on the south eastern side of Lamerock Road.

1.2 The south western (side) boundary abuts the rear boundary with No.2 Lamerock 
Road which is located on the corner between Lamerock Road and Capstone 
Road.

1.3 The rear of this property has been extended by way of single storey extension.  
The extension has a depth of 4.3m with a mono-pitched roof.  The structure has a 
maximum height of 2.8m and an eaves height of 2.4m.  It is constructed from 
white PVCU horizontal cladding.

1.4 The rear of the property is not visible from the public highway.

1.5 The surrounding area is residential in nature and is demonstrative of a suburban 
terrace.

1.6 The site is not located within a conservation area, nor is it subject to an Article 4 
direction.  It is not a listed building. 



2.0 Planning History

2.1 In 2014, an enforcement complaint was received regarding the alleged 
unauthorised large structure in the rear garden at 4 Lamerock Road 
(EC/14/00237).

2.2 Enforcement officers visited the site and advised the occupier to submit a 
retrospective planning application.  

3.0 Current Planning Applications

The Proposals

3.1 This application is for the retention of a single storey extension to the rear at 4 
Lamerock Road BR1.

3.2 The extension extends 4.3m from the rear wall of the main house.  It has a 
pitched roof with a maximum height of 2.8m and an eaves height of 2.4m.

3.3 It extends the full width of the rear of the host building.  The extension abuts the 
boundary with No.6 Lamerock Road and is set approximately 1.5m from the rear 
boundary with No.2 Lamerock Road.

3.4 The extension is constructed with a felt covered roof with white PVCU horizontal 
cladding, white PVCU rainwater guttering and white PVCU glazing.   

4.0 Consultation

4.1 Six neighbouring occupiers and the Councillors for Downham were consulted.  A 
site notice was also displayed on site.

4.2 Three neighbouring occupiers objected to the proposal.  The objections are 
outlined below.

4.3 The neighbouring occupiers at No.2 Lamerock Road raised the following 
concerns:

- the size of the extension

- the extension is in the main view from our kitchen

- the extension does not match any of the houses

- there was no notice of the extension being built

4.4 The neighbouring occupiers at No.84 Capstone Road raised the following 
concerns:

- the extension is far too big

- fire risk

- blocked light for neighbouring occupiers



- neighbours have to look out of window at it

4.5 The neighbouring occupiers at No.82 Capstone Road raised the following 
concerns:

- concerns about size and material

- the building is so large that it is closing in on the occupier

- not fire proof

- was unable to sit in garden as a result of the construction 

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)

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

Policy 7.1 Lifetime neighbourhoods 
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture

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

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 30 Urban design and local character
DM Policy 31  Alterations/extensions to existing buildings



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, 
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:

a) Design
b) Impact on Adjoining Properties

Design

6.2 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.

6.3 The NPPF requires local planning authorities to undertake a design critique of 
planning proposals to ensure that developments would function well and add to 
the overall quality of the area, not just for the short term, but over the lifetime of a 
development.

6.4 The London Plan and Core Strategy design policies further reinforce the principles 
of the NPPF setting out a clear rationale for high quality urban design, whilst the 
Development Management Local Plan, most specifically DM Policy 30 and 31, 
apply these principles.  The Council’s Residential standards SPD provides further 
detailed guidance to apply such residential principles. 

6.5 The extension that this application relates to is not visible from the public highway 
and is therefore not considered to be detrimental to the surrounding streetscene.  

6.6 The extension gives rise to a 4.3m deep structure to the rear of this terraced 
house that has a garden of approximately 10m in depth and a width of 6.5m at its 
narrowest point and 10m at its widest. 

6.7 Neighbouring occupiers have raised objections in relation to this proposal, 
expressing concern about the size, design and appearance of the extension.  

6.8 Due to the size of the host building, the extension is considered to give rise to a 
bulky addition to the rear of the house.  Nevertheless, due to the height and single 
storey massing of the extension, it is considered to maintain its subservience to 
the host building.



6.9 Whilst the extension alters the host building at ground floor level, the original form, 
character and appearance of the dwelling is maintained at first floor and roof level.  

6.10 The materials do not match the existing, rather there is a clear contrast between 
the host building and extension.  As the extension is located to the rear of the 
property and not visible from the street, officers are satisfied that the appearance 
of the extension would not give rise to a significant level of harm. 

6.11 Officers appreciate that the design of this addition does not complement the host 
building, but it does not affect the character and appearance of the existing 
streetscene or the host building as viewed from the street.

6.12 Therefore, on balance, the extension is considered to be acceptable with regards 
to design.

Impact on Adjoining Properties

6.13 Core Strategy Policy 15 states that new development should be designed in a 
way that is sensitive to the local context.  More specific to this, DM Policy 31 
seeks to ensure that residential extensions should result in no significant loss of 
privacy and amenity to adjoining houses and their back gardens.  It must therefore 
be demonstrated that proposed extensions are neighbourly and that significant 
harm will not arise with respect to overbearing impact, loss of outlook, 
overshadowing, loss of privacy or general noise and disturbance. 

6.14 Further objections received from neighbouring occupiers highlighted issues 
relating to the size of the extension and the resultant impact that it has with 
regards to outlook, sense of enclosure and light.

6.15 The extension runs 4.3m along the boundary with No.6 Lamerock Road.  Whilst it 
is felt that the neighbouring occupiers at No.6 would feel the presence of the 
extension, it is not considered to give rise to a significant level of harm that would 
justify a refusal.

6.16 Whilst not favoured by officers in design terms, the white PVCU cladding provides 
an element of lightness and reflectivity that works to reduce any loss of daylight 
and overbearing impact that a structure of this size may give rise to.

6.17 Objections were received from No.2 Lamerock Road and referred to a loss of 
outlook.  

6.18 As the property at No.2 has a different orientation from the host building, the 
extension is not considered to affect the first part of this neighbouring garden.  

6.19 The rear windows of this neighbouring property do however look out onto the side 
elevation of the extension.  Officers acknowledge that the extension does give rise 
to a change in the outlook experienced by the neighbours at No.2, but, due to the 
separation distance of approximately 8m between these windows and the side 
elevation of the extension, the extension is not considered to give rise to a 
significant loss of amenity and outlook. 

6.20 There is a window on the side elevation of the extension.  Due to the boundary 
treatment which exists, as in the form of a timber boarded fence, the development 
does not give rise to an increased overlooking nor a loss of privacy.



6.21 Objections were also received from neighbouring occupiers at No.82 and 84 
Capstone Road.

6.22 It is acknowledged that these neighbours could have been affected during the 
constructed phase by noise and disturbance as outlined in their objections.  This 
is however not a planning consideration in the consideration of this application.  

6.23 Due to No82 and 84 location to the rear of the application site, officers are 
satisfied that the neighbouring occupiers at these addresses are not directly 
impacted by the extension in its built state. 

6.24 In light of the points above, the extension is not considered to give rise to impacts 
upon the amenities of neighbouring occupiers resulting in demonstrable harm to 
justify a refusal.

Other

6.25 Further to the objections addressed above, concerns relating to fire risk were also 
received.  This is not a material planning consideration.  Enforcement officers 
have notified the Council’s Building Control team of these concerns.  

7.0 Equalities Considerations

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

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

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

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

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

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

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 On balance, officers consider that the scheme is acceptable with regards to 
design and neighbouring amenity.

9.0 RECOMMENDATION

GRANT PERMISSION subject to the following conditions:-



(1) The development shall be retained strictly in accordance with the 
application plans, drawings and documents hereby approved and as 
detailed below:

DEC/14/0/LR/01A; Site Location Plan and Block Plan

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.

INFORMATIVES

(1) Positive and Proactive Statement: The Council engages with all 
applicants in a positive and proactive way through specific pre-application 
enquiries and the detailed advice available on the Council’s website.  On 
this particular application, no pre-application advice was sought and the 
development was carried out prior to planning permission being applied for.  
Nevertheless, the proposal was considered to be in accordance with the 
Development Plan and therefore permission could be granted 
retrospectively without any further discussion.


