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Contains two Locally Listed Buildings
PTAL 4

Screening Not Applicable 

1.0 Property/Site Description  

1.1 The property comprises 2, three storey plus basement villas of c1870.  No 42 
features a grey brick (now painted) façade with stucco dressings while No 40 has 
a wholly stuccoed finish with tower.  Both properties are locally listed buildings 
and were originally detached.  The buildings are connected by a more modern 
extension.  

1.2 Both No 40 and 42 Lee Terrace form part of the Blackheath hospital complex.  
The forecourt of the hospital is characterised by parking with large areas of 
vegetation behind the existing boundary wall. The hospital is bounded by 
residential development with Hatcliffe Close adjoining the site to the east, Tristan 
Square to the west and Lock Chase to the south and is included within the 
Blackheath Conservation Area. 

1.3 Two raised single storey buildings are currently attached at the rear of the 
hospital. The structures have been utilised as an endoscopy suite with ancillary 
office space and are attached to the part of the building which links the original 
villas. The finished floor level of the building is level with the raised ground floor of 
the hospital. 

1.4 The site has PTAL rating of 4 indicating good accessibility to public transport.

2.0 Planning History

2.1 Due to the designations of the site and the nature of its use there has been many 
applications made on this site. Those applications directly relating to the 
development proposed are as per the below:

2.2 DC/00/45960: The construction of a single storey temporary portable building at 
the Blackheath Hospital, 40-42 Lee Terrace SE3 to provide 3 consulting rooms, 
an office, store and waiting room.

2.3 DC/03/54952/FT: Temporary planning permission was granted for the retention of 
a single storey modular building linked to the rear of Blackheath Hospital to 
provide additional clinical facilities. 

2.4 DC/15/92524: An application made under Section 73 of the Town and Country 
Planning Act 1990 for minor material amendments to planning permission 
DC/03/54427 was granted on the 22nd of October 2015 to vary Condition (1) of the 
temporary permission. The purpose of the application, as outlined by the 
applicant, was to allow the temporary buildings to remain in-situ and in use for an 
additional year, which would allow time for the preparation and submission of a 
full planning application for a permanent replacement.

3.0 Current Planning Applications

The Proposals



3.1 The application proposes the removal of the two attached buildings at the rear of 
the site, and the construction of a permanent wrap around extension in its 
location. 

3.2 The proposed extension would provide a replacement Endoscopy unit, a new 
Intensive Treatment Unit as well as a plant room. 

3.3 The extension would have two storeys, comprising lower and upper ground floors 
and would be partially separated from the main building, by way of a light well, 
which allows for two windows serving treatment rooms in the southern elevation to 
be maintained. 

3.4 To the south and east of the application site, the existing (uncovered) bicycle 
racks will be replaced, with a shelter erected. 

3.5 The proposal also includes screening, landscaping work, as well as the removal of 
7 trees.  

Supporting Documents 

3.6 The application is supported by the following documents & specialist reports:

 Arboricultural Impact Assessment prepared by agb Environmental Ltd.
 Civil & Structural Statement – Blackheath Hospital prepared by The Budgen 

Partnership
 Design & Access Statement prepared by Kendall Kingscott
 Draft Construction Logistics Plan prepared by BMI Healthcare
 Extended Phase 1 Ecology Report & associated Biodiversity Enhancement 

Scheme both prepared by agb Environmental Ltd.
 Noise Assessment (Rev 6) prepared by 24 Acoustics Ltd.
 Planning Statement Prepared by Rolfe Judd Ltd.
 Statement of Community Involvement prepared by Rolfe Judd Ltd.
 Sustainability Statement / BREEAM Pre-Assessment prepared by Sol 

Environment Ltd.
 Transport Statement prepared by Axis

4.0 Consultation

4.1 This section outlines the consultation carried out by the applicant prior to 
submission and 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 in the surrounding 
area and the relevant ward Councillors. Internally, Council’s Highways & 
Transportation team and Ecological Regeneration Manager were also consulted 
on the application. 

4.3 Pre-Application Consultation

4.4 The application is supported by a Statement of Community Involvement prepared 
by Rolfe Judd Planning Limited which provides an explanation of community 



engagement undertaken prior to the submission of the planning application. The 
following is a summary of details included in this statement:

4.4.1 The Statement of Community Involvement outlines a stakeholder meeting which 
took place on Tuesday 3rd of November 2015 at the application site. Immediately 
adjoining residents were invited to the event by way of hand delivered letters. A 
notice was also placed on a lamp post adjacent to the site. Attendees were invited 
to fill in a feedback survey form. The results of the key questions in the feedback 
survey are outlined as follows; 

 100% agreed that it was very important to retain the use of the endoscopy 
services at Blackheath Hospital and provide a new Intensive Treatment Unit.

 100% agreed that it was very important to delivery modern, purpose built medical 
facilities for the benefit of the local community

 100% agreed that it was very important that the materials should draw on the local 
distinctiveness of Blackheath

 100% agreed that it was very important natural screening and landscaping around 
the proposed building should be provided. 

4.4.2 Following the stakeholder meeting in November 2015, a further 6 members of the 
public emailed the hospital to request copies of plans or to provide further feedback 
on the proposals. These comments concerned, timescales for the development, the 
impact and maintenance of the proposed plant equipment, as well as the impact of 
the loss of trees and proposed screening. 

4.4.3 BMI met with a representative of the Blackheath Society on the 19th of November 
2015. The main points of this meeting were as follows:

 Support was given for the application, and benefits to the hospital and current 
buildings were noted.

 Brick cladding was supported
 A replacement tree for the felled Ash was suggested
 It was requested that a robust construction phase place is produced to limited the 

impact on neighbours during the construction phase

4.4.4 Concerning the condenser units which would be proposed outside of the plant 
room, the intention to undertake further consultation on this element is noted.

4.4.5 The applicant has also provided through the application process a copy of a letter 
which was sent to neighbouring properties by BMI Healthcare, dated 23rd of 
December (one week after Council received the planning application) which advises 
that the proposal has been modified to include an additional 3 condensing units on 
the roof of the hospital. 

Written Responses received from Local Residents and Organisations

4.5 Three written representations were made in objection to the proposed 
development from Local Residents. Local residents objected on the following 
grounds:

 The development will result in a reduction in daylight and sunlight to the gardens of 
adjoining residents



 The development will result in a sense of enclosure to the gardens of adjoining 
residents

 That the proposed plant equipment will result in unacceptable levels of noise to 
adjoining properties. The findings and methodology of the Noise Assessment report 
were also questioned. 

 That noise during construction phase will impede neighbouring residents ability to 
work from home.

 That the Council has been inconsistent in enforcing noise related conditions on this 
site, and as such there is little confidence that the noise levels modelled would be 
achieved, monitored or maintained. 

 That the proposal demonstrates inadequate provision of landscaping and screening.

 It was noted that the Ecology Implementation Plan demonstrates that bird boxes 
would be installed within a tree which is located outside of the application site. 

 It was noted that the pre-application public consultation documents did not indicate 
that new air handling units would be required to be installed on the roof of the 
hospital. 

 Also with regard to pre-application consultation, it was noted that only 3 days notice 
was given for a stakeholder meeting, which was held in the early evening, during 
the week. This is considered by residents to have limited attendance at the meeting. 

 Concerns were raised that the plant species proposed to form part of the boundary 
screening would struggle to survive given the limited availability of natural light in 
this location. 

 That the proposed cycle shelter, by virtue of its proximity to neighbouring gardens 
would represent a security risk, making it easier for intruders to access the gardens. 

4.6 Neighbouring residents also requested that should the application be approved,  
the following should be secured through planning conditions:

 That the proposed Louisa Red Shine tree be sufficiently mature at the time of 
planting, to ensure that adequate screening be in place at the earliest opportunity.

 That the proposed boundary foliage be planted along the western boundary of the 
site up to the set of Trees marked G1 in the Arboricultural Impact Assessment. (As 
the landscaping plan is somewhat unclear as to the extent of the planting)

 That the ground floor of the extension be faced in red brick to match the proposed 
finish of the first floor, or an alternative to make the building appear compatible with 
the rest of the west facing hospital buildings. (Officer note: This resident was of the 
impression that the ground floor would be finished in white brick, which is contrary 
to the proposal documents which illustrate a darker brick on the ground floor).

 That work and deliveries are restricted to the hours of 8am-6pm Monday to Friday, 
with no work or deliveries at weekends or on public holidays

4.7 Through public consultation a number of matters were raised which are not 
relevant planning considerations with respect to the proposal. These include:

 Historical concerns with the maintenance of trees and trellising on the application 
site, and the impact that has on the visual amenity and availability of natural light to 
adjoining occupiers.



 Historical responses to complaints to the Hospital with regards to noise generated 
by the hospital’s plant equipment has not been consistent.

 That a Holly Tree which is shown on the Ecology Implementation Plan as outside of 
the site is incorrectly located.

 That the application was submitted during the Winter holiday period, which may limit 
responses of neighbouring residents. 

 That during previous works by the Blackheath Hospital on site there have been 
instances of contractors working outside of agreed hours, and parking outside of 
agreed areas, which caused a disturbance to neighbours. 

Written Response received from the Blackheath Society 

4.8 The Blackheath Society, in consideration of the proposed application set out the 
following:

4.8.1 The Society is broadly supportive of this development which involves the 
replacement of a set of unattractive temporary structures with a permanent one, 
which is in keeping with the existing 1970s buildings without impacting on the 
elevation visible from Lee Terrace.  

We have however one reservation about the plans as submitted, concerning the 
'new roof plant'.  According to the plans (page 18 of the design and access 
statement) this consists of three condensers contained in 'acoustic units'.  These 
seem potentially problematic for two reasons: a) notwithstanding the use of acoustic 
units, there would be scope for considerable noise; and b) while not visible from the 
important Lee Terrace perspective, they would seem to be a very prominent feature 
when viewed from the west.  

Absent the condensers, the development would be acceptable if not distinguished 
from this perspective but the inclusion of the condensers would seem to introduce 
an unsightly element.  This is not an objection to the plans per se but a suggestion 
that this aspect of an otherwise acceptable proposal should be subject to close 
scrutiny and if it is possible to locate the condensers elsewhere in a less prominent 
place, that should be considered

Highways and Transportation

4.9 Highways Officers have raised no objection to the proposed application, subject to 
the imposition of planning conditions to secure a Construction Management Plan 
and a Travel Plan. 

Ecological Regeneration Manager

In review of this application Council’s Ecological Regeneration Manager has 
advised that he is satisfied with the recommendations of the Extended Phase 1 
Habitat Survey, and that the recommendations made with respect to avoidance 
and precautionary methods should be implemented in full. Similarly, the 
recommended ecology enhancements are appropriate and should be secured by 
condition. These recommendations include the installation of a green/living roof 
atop the new extensions, which does not form part of the proposal. 



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 3.1 Ensuring equal life chances for all
Policy 3.2 Improving health and addressing health inequalities
Policy 3.17 Health and social care facilities
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.7 Renewable energy
Policy 5.18 Construction, excavation and demolition waste
Policy 6.3 Assessing effects of development on transport capacity
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.13 Parking
Policy 7.1 Lifetime neighbourhoods 
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime
Policy 7.4 Local character
Policy 7.6 Architecture
Policy 7.8 Heritage assets and archaeology
Policy 7.14 Improving air quality
Policy 7.15 Reducing and managing noise, improving and enhancing the acoustic 

environment and promoting appropriate soundscapes
Policy 7.19 Biodiversity and access to nature
Policy 7.21 Trees and woodlands
Policy 8.3 Community infrastructure levy

London Plan Supplementary Planning Guidance (SPG)

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

Sustainable Design and Construction (2014)
The control of dust and emissions from construction and demolition (2014)

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 5 Areas of Stability and Managed Change
Core Strategy Policy 5 Other employment locations
Core Strategy Policy 7 Climate change and adapting to the effects

http://www.london.gov.uk/thelondonplan/guides/spg/spg_04.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_04.jsp


Core Strategy Policy 8 Sustainable design and construction and energy efficiency
Core Strategy Policy 9 Improving local air quality
Core Strategy Policy 12 Open space and environmental assets
Core Strategy Policy 13 Addressing Lewisham’s waste management requirements
Core Strategy Policy 14 Sustainable movement and transport
Core Strategy Policy 15 High quality design for Lewisham
Core Strategy Policy 16 Conservation areas, heritage assets and the historic 

environment
Core Strategy Policy 19 Provision and maintenance of community and 

recreational facilities
Core Strategy Policy 20 Delivering educational achievements, healthcare 

provision and promoting healthy lifestyles  

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 Presumption in favour of sustainable development
DM Policy 11 Other employment locations
DM Policy 22 Sustainable design and construction
DM Policy 23 Air quality
DM Policy 24 Biodiversity, living roofs and artificial playing pitches
DM Policy 25 Landscaping and trees
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 32 Housing design, 
DM Policy 36 New development, changes of use and alterations affecting 

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

DM Policy 38 Demolition or substantial harm to designated and non-
designated heritage assets

6.0 Planning Considerations

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

a) Principle of Development
b) Design & Impact on Heritage Assets
c) Highways and Traffic Issues



d) Noise and Impact on Adjoining Properties
e) Sustainability and Energy
f) Ecology and Landscaping

Principle of Development

6.2 Policy 3.17 of the London Plan ‘Health and Social Care Facilities’ states that at a 
strategic level that boroughs should support the provision of high quality health 
and social care appropriate for a growing and changing population, particularly in 
areas of under provision or where there are particular needs. This policy supports 
development proposals which provide high quality health and social care facilities 
in areas of identified need, particularly where they are easily accessible by public 
transport, cycling and walking. 

6.3 Lewisham Core Strategy Policy 19 ‘Provision and maintenance of community and 
recreational facilities’ seeks to ensure that a range of healthcare facilities are 
provided, protected and maintained. Similarly, Core Strategy Policy 20 ‘Delivering 
educational achievements, healthcare provision and promoting healthy lifestyles’ 
supports the enhancement of healthcare services and their role of improving 
health throughout the borough. 

6.4 The application site is an existing hospital, which has good accessibility to public 
transport (PTAL 4). The proposals would replace and improve the existing 
Endoscopy Unit, as well as provide for a new Intensive Care Unit. In consideration 
of the above, the proposal to extend the building for the benefit of improved health 
care facilities on the site is supported in principle by officers, subject to other 
material planning considerations which are detailed below. 

Design & Impact on Heritage Assets

6.5 The NPPF through Chapter 7 addresses good quality design as a key aspect of 
sustainable development, which is indivisible from good planning, and should 
contribute positively to making places better for people.  Paragraph 137 of the 
NPPF sets out that local planning authorities should look for opportunities for new 
development within Conservation Areas within the setting of heritage assets to 
enhance or better reveal their significance. 

6.6 London Plan Policy 7.6 Architecture requires development to positively contribute 
to its immediate environs in a coherent manner, using the highest quality materials 
and design. London Plan Policy 7.8 Heritage assets and archaeology outlines that 
development should identify, value, conserve, restore, re-use and incorporate 
heritage assets where appropriate, and that development should conserve their 
significance by being sympathetic to their form, scale, materials and architectural 
detail. 

6.7 Core Strategy Policy 16 Conservation areas, heritage assets and the historic 
environment repeats the necessity to achieve high quality design and requires 
new developments to conserve and protect heritage assets (including 
Conservation Areas).  Development Management Policy 36, New development, 
changes of use and alterations affecting designated heritage assets and their 
setting sets out that planning permission will not be granted where new 
development is incompatible with the special characteristics of the area, its 
buildings, spaces, settings and plot coverage, scale, form and materials. 



6.8 The single storey modular buildings at the rear of the site were constructed 
following the granting of temporary permission in 2000 and were originally 
intended only to provide interim accommodation for the Hospital while renovations 
occurred elsewhere on site. Although they are not in any prominent public 
viewpoint, these buildings are of limited architectural value and their removal, in 
the context of a high quality renovation, is welcomed.

6.9 The extension that is proposed would sit largely within the same footprint as the 
existing modular buildings. The extensions would have a reduced length along the 
western elevation of approximately 2.4m, and an additional length on the southern 
elevation of 4.3m. This additional length on the southern elevation would be 
extend to the east towards the existing car parking facilities, into an area which is 
open space.  The setback of the existing buildings from the property boundaries 
would be retained, as the proposed buildings would extend no closer towards the 
neighbouring residential properties.

6.10 As the proposal would introduce a lower ground floor level which is partially below 
the natural ground floor level, the replacement extension would provide a net 
increase in floorspace of 375sqm for the hospital though comparatively minor 
increases in height to this part of the hospital. Along the southern elevation, the 
maximum height of the proposed extension (not inclusive of protective railings) 
would be 0.4m higher than the existing extension. Along the western elevation, 
where the proposed plant room would be provided, the structure would have an 
additional 1.3m in height. The bulk and massing of the extensions is considered to 
be subordinate to the part of the hospital with which it adjoins, and provides an 
appropriate step down towards the residential properties to which it is adjacent.

6.11 The proposed extension would be finished in brick, with the lighter Crowborough 
Multicoloured stock used as the primary brick, and the darker Bevern Dark Multi 
Stock used beneath. Officers have viewed sample panels of the proposed brick 
on site and it has been agreed that their use would be appropriately sympathetic 
to the parts of the building which it adjoins, and would result in a high quality 
finish. 

6.12 It is recommended that these materials are secured by way of a planning 
condition, so that any future amendments to the materials will need to be 
considered by the Council. The use of dark grey metal links, and the pattern of 
fenestration, primarily comprising generous window proportions along the 
southern elevation, and a projecting box window on the eastern elevation, would 
give the extensions a high quality contemporary appearance which is clearly read 
as a later addition, but is sympathetic to its host. 

6.13 In addition to the plant equipment which would be provided within the westerly 
wing of the proposed extension, the Hospital requires the installation of an 
additional four condensers to be located on the roof of the existing Hospital 
building, forward of the existing plant equipment in this location. These 
condensers would be contained within three acoustic enclosures, finished in a 
powder coated white colour (RAL 1015 Light Ivory). 

6.14 Officer’s note the Blackheath Society’s reservations with regards to the visual 
prominence of the enclosures, but consider that the location of the condensers is 
appropriate, as they would not obscure any architectural elements of the host 
building, and are not visible within any prominent view points of the conservation 



area. It is not considered that any additional screening would improve the 
aesthetic, as it would result in additional bulk atop the building, increasing the 
prominence of the works to the roof.  

6.15 Other than the works at the south-western corner of the site the proposed 
development also includes the installation of a shelter atop the existing bicycle 
racks nearby the eastern boundary of the Hospital site. The proposed shelter 
would be a simple open structure with a curved roof, which is separated from any 
of the existing buildings on site. The proposed roof be comprised of transparent 
plastic sheeting (Polyethylene terephthalate). This material is not considered to be 
high quality due its lightweight appearance which is often associated with 
temporary structures, and it’s propensity to gather visible dirt. As this is a minor 
detail which is capable of resolution on an otherwise acceptable structure, the 
applicant has agreed to submit proposals for a revised material, to be secured by 
way of a pre-commencement planning condition. 

6.16 In consideration of the proposals, and with the imposition of appropriate 
conditions, officers are satisfied that the proposed development represents a 
suitably high quality standard of design which is appropriate in its context and is 
sympathetic to the character and appearance of the conservation area. 

Highways and Traffic Issues

6.17 The NPPF offers encouragement to developments which support reductions in 
greenhouse gas emissions and those which reduce congestion. It also expects 
that new developments not give rise to the creation of conflicts between vehicular 
traffic and pedestrians. 

6.18 London Plan Policy 6.13 seeks to ensure a balance is struck to prevent excessive 
car parking provision that can undermine cycling, walking and public transport use 
and through the use of well considered travel plans aim to reduce reliance on 
private means of transport. Core Strategy Policy 14 Sustainable movement and 
transport states that the Council will take a restrained approach to parking 
provision.

6.19 The application is supported by a Transport Statement (1794-01-TS01c, dated 
November 2015) which provides an assessment and audit of the existing site 
accessibility, together with a review of the development proposals, and makes an 
assessment of the predicted travel demand which would arise from the application 
scheme. In addition to the above, the Transport Statement considers strategies 
which could be implemented by a Construction Management Plan to mitigate and 
best manage impacts on the highway network from construction traffic.

6.20 The development proposals, as described in the Transport Statement, are 
expected to generate an additional 16 jobs on site. The proposal includes no 
changes to car park provision, nor does it involve any additional cycle parking 
spaces. The proposals do include the installation of a shelter over the existing 
cycle parking spaces to improve the current facilities. 

Car Parking

6.21 Given that the existing on-site operations restrict staff from using the car parking 
facilities, the Transport Statement considers that the proposed development 
would not result in any significant changes to vehicle trip generation. By way of a 



planning condition, a Travel Plan would be required prior to occupancy which sets 
out an acceptable management strategy, and details ongoing monitoring and 
review mechanisms.

Cycle Parking 

6.22 Table 6.3 of the London Plan sets out the minimum cycle parking spaces required 
for new development, as categorised by use class, and by length of stay. In this 
instance, given that 16 jobs would be created by the development proposals the 
London Plan prescribes that an additional 4 parking spaces would be required.  

6.23 The Hospital currently provides 20 cycle spaces, which the applicant’s Transport 
Statement considers more than adequately account for the existing demand. 
Indeed, when observed during various visits to the site by officers these spaces 
appear to be substantially under-utilised. Given that the proposal includes the 
erection of a shelter over the existing cycle parking facilities, which would promote 
and facilitate cycling to the site, officers are satisfied that on balance the provision 
of no additional parking spaces is acceptable in this instance. 

Construction Phase

It is acknowledged by the Transport Statement that the precise nature of 
construction operations can only be fully determined following the detailed design 
of project elements. Similarly, the Draft Construction Logistics Plan which forms 
part of the application states that a detailed Construction Logistics Plan will need 
to be developed in detail following the appointment of a principle contractor.

As details such as dust mitigation, noise mitigation, security management and 
vehicle movements have not been provided with the application, and cannot be 
assessed at this time, it is recommended that a Construction Management Plan 
be secured by way of planning condition.  The development would need to be 
carried out in accordance with the Construction Management Plan once 
approved. 

Noise & Impact on Adjoining Properties

6.24 The NPPF states in its core principles that planning should always seek to secure 
high quality design and a good standard of amenity for all existing and future 
occupants of land and buildings. Paragraph 123 states that planning decisions 
should aim to avoid noise from giving rise to significant adverse impacts on health 
and quality of life as a result of new development. 

6.25 In addition, the London Plan through policy 7.6 states that development should 
not cause unacceptable harm to the amenity of neighbouring buildings in relation 
to loss of privacy or overshadowing. Policy 7.15 sets out that planning decision 
should minimise and mitigate potential adverse impacts of noise as a result of new 
development without placing unreasonable restrictions on development. 

6.26 Locally, Policies DM31 & DM32 of the Development Management Local Plan 
require that for development adjacent to dwellings, there should result in no 
significant loss of privacy, outlook, and amenity (including sunlight and daylight) to 
adjoining houses and their back gardens. 

Noise



6.27 The planning application is supported by a Noise Assessment Report (Technical 
Report: R5959-1 Rev 6) dated 21st of March 2016. This report considers the 
proposed plant equipment, both within buildings and located within acoustic 
enclosures on the roof, and concludes that the proposal would achieve maximum 
noise emission levels which are 5dB below the existing background level at any 
time. The assessment has been undertaken in accordance with BS4141:2014 
“Methods for Rating Industrial and Commercial Sound, 2014” (Reference 1) which 
provides the method for rating the effects of industrial and commercial sound on 
residential areas. 

6.28 This was the second revision of the Noise Assessment Report provided as part of 
this application,  following concerns of Environmental Health officers that 
insufficient calculations had been provided to demonstrate that the enclosure 
attenuation would achieve the required noise reduction. Although concerns have 
been raised by the surrounding residential occupiers about the methodology and 
findings of the latest iteration (Rev 6), Environmental Health officers have 
reviewed the report and are satisfied with its findings. In addition, planning officers 
are satisfied that should the expected maximum noise levels be achieved 
neighbouring amenity would be adequately protected.  

6.29 It is recommended that a condition be placed on any planning consent which 
requires that the noise generated not exceed the expected maximum levels as 
detailed in the Noise report. This condition would afford the Council additional 
enforcement powers to ensure that noise emissions are maintained at a 
neighbourly level.

Impact of built form

6.30 Given that the proposed extension would only result in a minor increase in height 
from the existing modular buildings in this location, officers do not consider that 
the proposal would result in any harmful overshadowing of adjoining occupiers. As 
the extension joins the south and western walls of substantially taller building, this 
minor increase in height would not result in any reduced outlook, nor would it have 
an overbearing appearance or contribute to a sense of enclosure. As the pattern 
of fenestration of the extension is orientated to the south, fronting an area of 
dense vegetation, officers consider that there would be no impacts from 
overlooking into the adjacent residential properties. 

6.31 Contrary to the concerns of residents from surrounding properties, the cycle 
shelter is not considered by officers to give rise to an unacceptable security risk to 
adjoining rear gardens, as it will not be visible from the public realm, and is simply 
comprised of a roof atop four pillars which is devoid of any climbable siding. 

6.32 In seeking to ensure that neighbouring amenity is protected throughout the life of 
the development a number of conditions are recommended to be placed on the 
planning consent, specifically in relation to noise and external lighting. 

Impact of construction phase

6.33 During construction phase, in additions to conditions already discussed within this 
report, a condition is recommended to restrict working hours to 8am – 6pm 
Monday to Friday, 8am – 1pm on Saturdays, with no works on Sundays or Public 
Holidays. Deliveries would also be restricted to the same operating hours. These 
conditions would limit noise and disturbance caused by construction activities to 



hours which are reasonable within a residential setting, and reflect what is set out 
in the applicant’s Draft Construction Logistics Plan.

Sustainability and Energy

6.34 The London Plan, through Policy 5.3 requires major development proposals to 
meet minimum standards as outlines in the Mayor’s supplementary planning 
guidance, having regard to principles such as carbon dioxide minimisation, 
avoidance of overheating, efficient use of natural resources and minimisation of 
pollution.

6.35 Core Strategy Policy 8 Sustainable Design and Construction and Energy 
Efficiency of requires that all major non-residential development should reach a 
minimum BREEAM ‘Excellent’ standard, and be accompanied by a Sustainability 
& Energy Statement which demonstrates how the requirements of the London 
Plan and associated SPGs are met. 

6.36 The proposed development is supported by a Sustainability Statement / BREEAM 
Pre-Assessment which covers sustainability issues through the framework of the 
BREEAM Methodology. It is acknowledged by the report that as detailed 
construction drawings have yet to be developed, credits are awarded within the 
assessment only on the basis that they are likely to be achieved by the proposal. 

6.37 The report considers that through such measures as the use of energy efficient 
light fittings, efficient water fittings, Green Guide A+ rated building materials and 
resource efficient waste management practices the propose extensions would fall 
within the BREEAM ‘Excellent’ standard. The proposals also include the 
installation of photovoltaic cells on the roof of the southern wing of the proposed 
extension, to provide an on-site source of renewable energy.

6.38 Given that the Sustainability Statement / BREEAM Pre-Assessment provided is 
based on an early design stage, and includes assumptions of details not secured 
elsewhere, it is considered necessary to impose a planning condition, which 
requires the submission of a Design Stage Certificate to certify that the BREEAM 
‘Excellent’ rating would be achieved. This condition would also require that a Post 
Construction Certificate is submitted within 3 months of the first occupation of the 
buildings. 

Ecology and Landscaping

6.39 Policy 7.19 of the London Plan; Biodiversity and access to nature expects 
development proposals to make a positive contribution to the protection, 
enhancement, creation and management of biodiversity. 

6.40 Policy 7.21 states that existing trees of value should be retained and any loss as 
the result of the development should be replaced following the principle of ‘right 
place, right tree’. This is supported by locally by Core Strategy Policy 12 Open 
space and environmental assets and DM Policy 25 Landscaping & Trees which 
seeks replacement trees where losses occur. 

6.41 DM Policy 24 Biodiversity, living roofs and artificial playing pitches of the 
Development Management Local Plan sets out Council’s expectation that all new 
development take full account of biodiversity in development design, ensuring the 
delivery of benefits and minimising of potential impacts. 



Trees

6.42 The proposed works, as detailed in the Arboricultural Impact Assessment 
(P2466.2.3, dated November 2015) includes the removal of 7 trees on the site. 
One (T10) is in such poor condition that its removal is required irrespective of 
development. Four of the trees to be removed are rated Category C for their low 
quality (T5, T8, T9, 11) and their removal is required based on conflict with the 
proposal. The remaining two trees are rated Category B (moderate quality) one of 
which conflicts with the development proposal (T7), the other of which is expect to 
outgrow its current location (T1). 

6.43 As part of the development proposals T1 would be replaced by a Louisa Red 
Shine tree nearby. In order to maintain the green setting at this part of the site, 
and provide a buffer for adjacent residential uses, additional climbing plants will 
be established along the property boundaries. 

6.44 The Arboricultural Impact Assessment also includes a Tree Protection Plan which 
details measure to be implemented to prevent those trees which would be 
retained from damage during construction. 

6.45 Council’s Tree Officer has reviewed the proposals and raised no objection to the 
development subject to the imposition of planning conditions would require works 
to be undertaken in accordance with the Arboricultural Impact Assessment & Tree 
Protection Plan. As limited information has been provided with respect to the 
programme and maintenance of proposed landscaping and Louisa Red Shine 
tree, these details are also recommended to be captured by a planning condition. 
As local residents have expressed concerns with the viability of some of the 
proposed species, these conditions would require re-planting should the proposed 
vegetation fail to be successful. 

6.46 Ecology

6.47 The Extended Phase 1 Habitat Survey (P2466.1.0 dated 20th October 2015) 
which supports the application recommends a suite of biodiversity enhancements 
to be incorporated into the proposal. Enhancements which are proposed by the 
report and are incorporated into the scheme include planting along the boundary 
fence to create a green/living wall, installation of bird and bat boxes, and a stag 
beetle/invertebrate loggery. 

6.48 The Extended Phase 1 Habitat Survey also recommends the installation of green 
roofs atop the proposed extension. Council’s Ecological Regeneration Manager, 
in consultation of the proposal, sought to request that the recommended green 
roofs be implemented into the scheme. Subsequent discussions between the 
applicant’s agent and planning officers revealed that while green roofs were 
considered at the initial design stage, these were thought to conflict with the 
proposal to install photovoltaic panels on the roofs, and would thereby 
compromise the likelihood of the development achieving a BREEAM rating of 
‘Excellent’. As such, officers are satisfied that on the balance of policy 
considerations, the failure to provide a green roof is acceptable in this instance. 

6.49 In addition to recommending biodiversity enhancements, the Extended Phase 1 
Habitat Survey includes recommendations for ecology avoidance and 
precautionary methods which should be implemented during the construction 
phase. Council’s Ecological Regeneration Manager is satisfied with these 



recommendations, and officers recommend that they be secured by condition as 
part of the Construction Management Plan. 

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 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 proposals would represent enhanced, sustainable 
facilities for the Hospital which better integrate with the host building as well as the 
character and appearance of the conservation area. Through the imposition of 
planning conditions, impacts on road network, the amenities of adjoining 
occupiers and on the biodiversity and ecology of the site could be appropriately 
mitigated. 

9.0 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. 

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

150042 L(0)01 Rev B, 150042 L(0)02 Rev C, 150042 L(0)03 Rev A, 
150042 L(0)4 Rev A, 150042 L(0)05, 150042 L(0)8 Rev A, 150042 L(0)9, 
150042 L(0)13, 150042 L(0)14 Rev A, 150042 L(0)15 Rev C, 150042 
L(0)16 Rev C,150042 L(0)17 Rev A, 150042 L(0)18 Rev A, 150042 L(0)19, 
150042 L(0)20, 150042 L(0) 21, 150042 L(0)21 Rev A 

Supporting Statements/Documents
Arboricultural Impact Assessment (November 2015, AGB Environmental)
Civil & Structural Statement (Novermber 2015, The Budgen Partnership)
Design & Access Statement (November 2015, Kendall Kingscott)
Draft Construction Logistics Plan (November 2015, BMI Healthcare)



Extended Phase 1 Ecology Report (October 2015, AGB Environmental)
Transport Statement (November 2015, Axis)
Sustainability Statement / BREEAM Pre-Assessment (December 2015, Sol 
Environment)
Planning Statement (December 2015, Rolfe Judd Planning)
Statement of Community Involvement (December 2015, Rolfe Judd 
Planning)
Biodiversity Enhancement Scheme (March 2016, AGB Environmental)
Noise Assessment (March 2016, 24 Acoustics)

(3) 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:-

(e) Rationalise travel and traffic routes to and from the site.

(f) 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.

(g) Measures to deal with safe pedestrian movement.

(h) Security Management (to minimise risks to unauthorised personnel).

(i) The implementation of Environmental Avoidance/Precautionary Methods 
as per the recommendations of the Extended Phase 1 Ecology Report 
dated 20th October 2015.

(j) Details of the training of site operatives to follow the Construction 
Management Plan requirements and any Environmental Management 
requirements.

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

(4) (a) In accordance with the conclusions of the Noise Assessment (Technical 
Report: R5959-1 Rev 6 dated 21st March 2016) 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)The development shall not be occupied until the scheme approved 
pursuant to paragraph (a) of this condition has been implemented in its 
entirety. Thereafter the scheme shall be maintained in perpetuity. 

(5) (a) The extensions hereby approved shall achieve a minimum BREEAM 
Rating of ‘Excellent’.

(b) No development shall commence until a Design Stage Certificate 
(prepared by a Building Research Establishment qualified Assessor) for the 
extension has been 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 extension. 

(6) (a) Notwithstanding the details on plans hereby approved, the extension 
shall be externally faced in those materials as submitted namely: 

 Crowborough Multicoloured Stock
 Bevern Dark Multi Stock 

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

(7) The development shall be implemented in accordance with the 
Arboricultural Impact Assessment (P266.2.3, Dated 15th of December 
2015).

(8) No development, other than the removal of trees approved herein shall 
commence on site until Tree Protection measures have been installed in 
accordance with the Tree Protection Plan (P266.2.003 Rev C, dated 13th 
of October 2015) hereby approved. 

(9) (a) A scheme of soft landscaping (including details of any trees or hedges 
to be retained and proposed plant numbers, species, location and size of 
trees and tree pits) 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 of the above 
ground 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. 

(10) (a) Notwithstanding details provided on Drawing No L(0)21 Revision A, full 
details of the materials of the bicycle shelter hereby approved shall be 
submitted to and approved in writing by the local planning authority prior to 
construction of the above ground works.



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

(11) (a) Details of the proposed boundary treatments including any walls, fences 
and trellising 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 buildings and retained in perpetuity. 

(12) Notwithstanding the Biodiversity Enhancement Scheme (Drawing 
P2466.4.001) received on the 17th of March 2016, full details of the 
Biodiversity Enhancement proposals which address the recommendations 
of the Extended Phase 1 Ecology Report associated with the development 
hereby approved shall be submitted to and approved in writing by the local 
planning authority prior to commencement of above ground works and shall 
be installed before occupation of the building and maintained in perpetuity. 

(13) (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.

(14) (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 Panning 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.

(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).

(15) No deliveries in connection with construction works shall be taken at or 
despatched from the site other than between the hours of 8 am and 6 pm 
on Mondays to Fridays and 8 am and 1 pm on Saturdays and not at all on 
Sundays or Public Holidays.  



No work shall take place on the site other than between the hours of 8 am 
and 6 pm on Mondays to Fridays and 8 am and 1 pm on Saturdays and not 
at all on Sundays or Public Holidays. 

(16) No goods, merchandise, materials or thing of any description shall be 
stacked or stored on the roof(s) of the building(s) hereby approved.

Reasons

(1) As required by Section 91 of the Town and Country Planning Act 1990.

(2) 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) 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 (2011).

(4) 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).

(5) 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 (2011) 
and Core Strategy Policy 7 Climate change and adapting to the effects, 
Core Strategy Policy 8 Sustainable design and construction and energy 
efficiency (2011).

(6) 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.

(7) To safeguard the health and safety of trees during building operations and 
the visual amenities of the area generally and to comply with Policy 12 
Open space and environmental assets of the Core Strategy (June 2011) 
and Development Management Local Plan (November 2014) DM Policy 25 
Landscaping and trees, and DM Policy 30 Urban design and local 
character.

(8) To safeguard the health and safety of trees during building operations and 
the visual amenities of the area generally and to comply with Policy 12 
Open space and environmental assets of the Core Strategy (June 2011) 
and Development Management Local Plan (November 2014) DM Policy 25 
Landscaping and trees, and DM Policy 30 Urban design and local 
character.



(9) 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).

(10) In order that the local planning authority may be satisfied as to the details 
of the proposal and to comply with Core Strategy 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).

(11) 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).

(12) To comply with Policy 7.19 Biodiversity and access to nature conservation 
in the London Plan (2011), Policy 12 Open space and environmental 
assets of the Core Strategy (June 2011), and DM Policy 24 Biodiversity, 
living roofs and artificial playing pitches and local character of the 
Development Management Local Plan (November 2014).

(13) 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).

(14) 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).

(15) 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 32 
Housing design, layout and space standards of the Development 
Management Local Plan (November 2014).

(16) 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 30 Urban design and local 
character of the Development Management Local Plan (November 2014).

INFORMATIVES

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



discussion.  As the proposal was in accordance with these discussions and 
was in accordance with the Development Plan, no contact was made with 
the applicant prior to determination.

(2) CIL 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. The Council will issue you with a CIL 
liability notice detailing the CIL payable shortly. For CIL purposes, planning 
permission permits development as at the date of this notice. However, 
before development commences you must submit a CIL Commencement 
Notice to the council. More information on the CIL is available at: - 
http://www.communities.gov.uk/publications/planningandbuilding/communit
yinfrastructurelevymay11 (Department of Communities and Local 
Government) and 
http://www.legislation.gov.uk/ukdsi/2010/9780111492390/contents

http://www.communities.gov.uk/publications/planningandbuilding/communityinfrastructurelevymay11
http://www.communities.gov.uk/publications/planningandbuilding/communityinfrastructurelevymay11
http://www.legislation.gov.uk/ukdsi/2010/9780111492390/contents

