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Proposal A. The installation of new shopfronts in the front 
and side elevations, together with the provision 
of cycle storage, new services doors and the 
reinstatement of the decorative columns 
between shop windows at 452-458 New Cross 
Road SE14.

B. The display of  7 non-illuminated timber panel 
wall mounted fascia signs on the front and side 
elevations at 452-458 New Cross Road SE14.  

Applicant’s Plan Nos. 730-ExS001-P1, 730-S001-P1, 730-ExGA000-
P1, 730-ExGE002-P1, 730-GE002-P1, 730-
ExGE001-P1, Covering Letter (March 2016, 
Turley) received 7 March 2016); Transport 
Statement (February 2016, TTP Consulting) 
received 18 March 2016; Heritage Impact 
Statement (February 2016, Harper Downie) 
received 24 March 2016; 730-GA000-P2, 730-
GE001-P2, 730-, 730-D001-P2, 730-D002-P2 
received 6 June 2016. 

Background Papers (1) Case File  DE/414/454/TP
(2) Core Strategy (2011)
(3) Development Management Local Plan 

(2014)
(4) The London Plan (2015)

Designation PTAL 6b
Deptford High Street Conservation Area
Not a Listed Building
Area of Archaeological Priority
Local Open Space Deficiency
A Road

Screening N/A



1.0 Property/Site Description  

1.1 The site is situated at 452-458 New Cross Road and is currently occupied by a 
three storey terrace fronting New Cross Road, with retail use at ground floor and 
residential studios above.  There is a single storey extension to the rear of the 
terrace (2a and 2b Florence Road), which operates in connection with the retail 
unit at 458 New Cross Road.  

1.2 None of the buildings within the site are listed.  The building on the opposite 
corner of New Cross Road and Florence Road, the Royal Albert Public House, is 
a Grade II listed building. The site is situated within the Deptford High Street 
Conservation Area.

2.0 Planning History

2.1 DC/15/94342: Demolition of 2a, 2b and 2c Florence Road, partial demolition of 
the rear extension to 452-458 New Cross Road and the construction of a new 
building to provide 9 residential units together with associated refuse and 
recycling storage, altered access route to existing studio units at 452-458 
Florence Road, and external alterations to the retail unit at 452-458 New Cross 
Road SE14 6TY.

3.0 Current Planning Application

3.1 A. DC/15/95781 – Shopfront Application

3.2 The installation of new shopfronts in the front and side elevations, including a 
timber framed fascia for signage, metal framed glazing & an upgrade of material 
finishes and detail revision to the chamfered corner at retail level, together with 
the provision of cycle storage, new services doors and the reinstatement of the 
decorative columns between shop windows at 452-458 New Cross Road SE14. 

3.3 B. DC/15/95782 – Advertisement Application

3.4 The display of  7 non-illuminated timber panel wall mounted fascia signs on the 
front and side elevations at 452-458 New Cross Road SE14. 

3.5 The signage would be made of timber, with matt silver lettering on a grey 
background. The proposed signage would not be illuminated. The existing 
shutters would be retained, concealed behind boarding.

3.6 No objections were received with regard to the advertisement application, 
however it is considered that it is prudent to have this case considered at 
committee in conjunction with the shopfront application.

4.0 Consultation

4.1 This section outlines the consultation carried out by the Council following the 
submission of the application and summarises the responses received. The 
Council’s consultation exceeded the minimum statutory requirements and those 
required by the Council’s adopted Statement of Community Involvement. 

4.2 A site notice was also placed at the site and neighbouring properties were 
consulted, along with  Ward Councillors. Council’s conservation and highways 



officers were also consulted. Highways did not provide comment. Conservation  
officer comments are discussed in the planning considerations section of this 
report. The following concerns were raised by a nearby resident at 448 New Cross 
Road:

 I am concerned that a proper restoration of the pilasters and their capitals 
has not being addressed so this is something that could be implemented as 
the building is in a conservation area. 

 The materials for the proposed installation have not been stated. These 
should be traditional materials in keeping with the surrounding buildings in 
the conservation area.

4.3 The Deptford Society was also consulted and has raised the following concerns:

4.4 Whilst the Society welcomes a more traditional approach to the design of some of 
the aspects of the shopfronts we still have concerns relating to the proposed 
detailing and materials to be used as follows;

 We are concerned that no specific base material has been specified for the 
pilasters and their capitals. Replica mouldings formed for example from 
fibreglass, Upvc or MDF would not be acceptable to the Society and would 
contradict LBL policies in the CA; these features should be formed using 
traditional materials. 

 The profile of the pilaster capitals is quite shallow in relation to its 
neighbouring signage facia board; this appears to be due in part to the 
retention of the existing shutter box.   The pilasters need to be more distinct 
from the shop facia board. 

 We are not convinced about the sustainability or longevity of the shop facia 
board; the proposed materials appear flimsy. 

 The existing shutters and shopfronts are not of a design that is 
commensurate with what would be considered acceptable within a 
conservation area; whilst it is acknowledged that the shopfronts and 
shutters exist, we are disappointed that the applicant has chosen to retain 
them rather than install traditionally detailed or alternatively good quality 
contemporary replacements. Suitable replacement of the shutters and 
shopfronts could present an opportunity to address the concerns raised in 
2.0 above  

The Society formally object to the proposals in their current form. 

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. 

The London Plan (March 2015) incorporating March 2016 Minor Alterations

5.5 The London Plan policies relevant to this application are: 

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

Core Strategy
5.6 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 15 High quality design for Lewisham
Core Strategy Policy 16 Conservation areas, heritage assets and the historic 

environment

Development Management Local 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 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:

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

DM Policy 1 Presumption in favour of sustainable development
DM Policy 19 Shopfronts, signs and hoardings
DM Policy 30 Urban design and local character
DM Policy 31 Alterations/extensions to existing buildings
DM Policy 36 New development, changes of use and alterations affecting 
designated heritage assets and their setting: conservation areas, listed buildings, 
schedule of ancient monuments and registered parks and gardens

Shopfront Design Guide Supplementary Planning Document (March 2006)

5.9 This document seeks to promote good design in order to enhance the character 
and appearance of the borough as a whole.  The guide advises on the use of 
sensitive design and careful attention to detail and that whilst shopfront design 
encompasses a wide variety of styles and details there are certain basic rules that 
apply everywhere. 

6.0 Planning Considerations

6.1 The principle planning considerations are the visual effect on the host building,  the 
streetscape and Deptford High Street Conservation Area, whether the shopfront 
installation and signage would result in any impact on neighbouring occupiers, and 
any issues relating to highway and pedestrian safety.

Design, visual impact, amenity & impact on the Deptford High Street Conservation 
Area

6.2 Paragraph 58 of the NPFF states that development proposals should respond to 
local character and history and reflect the identity of the local surroundings and 
materials, while not preventing or discouraging appropriate innovation. In addition, 
the policy requires developments to be visually attractive. 

6.3 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 desirability of 
new development making positive contribution to local character and 
distinctiveness.

6.4 Paragraph 67 of the NPFF requires advertisements to be subject to control only in 
the interests of amenity and public safety, taking account of cumulative impacts. 
Controls over outdoor advertisements should be efficient, effective and simple in 
concept and operation. Advertisements which will have an appreciable impact on a 
building or on their surroundings should be subject to the local planning authority’s 
detailed assessment. The National Planning Practice Guidance also includes a 
section on advertisements.

6.5 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.

6.6 Core Strategy Policy 16 states that the Council will ensure that the value and 
significance of the borough’s heritage assets and their settings, conservation 
areas, listed buildings, archaeological remains, registered historic parks and 
gardens and other non designated assets such as locally listed buildings, will 
continue to be monitored, reviewed, enhanced and conserved according to the 
requirements of government planning policy guidance, the London Plan policies, 
local policy and English Heritage best practice.

6.7 DM Policy 19 Shopfronts, signs and hoardings requires that signs should relate 
successfully to the architectural features and detailing of the building. 

6.8 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.

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

6.10 This proposal would ensure that the architectural integrity of the building would be 
enhanced and the repetitive bay features with vertical brick columns would remain 
the dominant architectural feature. Features such as pilasters and cornice details 
would be reinstated and the retention of the existing shutter boxes is considered 
acceptable (particularly given that they would be concealed behind the fascia 
depth), despite the objection from the Deptford Society.

6.11 There is no objection to the sliding glazed main entrances. The proposed signage 
would be of an acceptable size and design and would be constructed of timber. 
The signage would also be non-illuminated. All of these aspects of the proposal 
are considered to be acceptable. 



6.12 Following the receipt of objections officers requested further details of the 
proposed materials from the applicant. It has been clarified that the new pilasters 
would have timber formworks and be rendered in hydraulic lime plaster. The 
corbels would be replicated to match existing in stucco and roman cement. The 
fascia board is proposed to be timber, with its standard specification is 18mm 
marine grade plywood. Officers consider these materials to be acceptable and also 
to address the comments made in this regard by the Deptford Society and 
neighbouring resident. For the sake of clarity, it is not considered necessary to 
require a restoration of the pilasters and their capitals.

6.13 No objection is raised to the proposed installation of a new service door in the side 
elevation, which would be a modest alteration to the building.

6.14 The two proposed cycle storage spaces to the front of no. 458 would be near 
existing bollards and trees and therefore would not be visually obtrusive or a 
hazard. These are therefore considered acceptable.

6.15 It is not considered that the proposals would have an adverse impact on 
neighbouring amenity.

6.16 It is considered that the proposals would be an enhancement to the host building 
and therefore would have a positive impact on the New Cross Road streetscene 
and Conservation Area, including the Grade II Listed Royal Albert Building 
opposite the site. The scheme has the support of the Council’s conservation 
officer. 

6.17 As a loading bay has been indicated on the drawings, but outside the red line, an 
informative is proposed to be included to clarify that no permission is given for the 
loading bay. 

Public safety

6.18 Local Planning Authorities are expected to have regard to the effect upon the safe 
use and operation of any form of traffic or transport on land (including the safety of 
pedestrians), on or over water, or in the air. The vital consideration in assessing an 
advertisement's impact, is whether the advertisement itself, or the exact location 
proposed for its display, is likely to be so distracting, or so confusing, that it creates 
a hazard to, or endangers, people in the vicinity who are taking reasonable care for 
their own and others safety.

6.19 With regard to transport safety, the proposed signage would be visible from 
Florence and New Cross Roads, however the impact of the proposed signage, in 
terms of size and visibility, on vehicle safety is considered to be minimal and 
therefore acceptable. Furthermore, the location of the proposed signage is a 
suitable distance from the highway to reduce any impact on vehicle safety.

6.20 With regard to pedestrian safety, the proposed signage would not impede 
pedestrian traffic and would not be considered to cause any harm to pedestrian 
safety.

6.21 It is noted that refuse storage is included as part of application DC/16/95974, which 
is for the construction of new dwellings to the rear of this site. Officers are satisfied 
that this would be adequate, as the refuse storage area could be accessed from 
the retail area.



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 not 
payable on this application and the applicant has completed the relevant form.

8.0 Community Infrastructure Levy  

8.1 The above development is not CIL liable.

9.0 Equalities Considerations

9.1 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.

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

9.3 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.

9.4 In this matter there is no impact on equality. 

10.0 Conclusion

10.1 The proposed shopfront and signage works are considered to be a positive 
improvement to the existing building and the Deptford High Street Conservation 
Area and the proposals are recommended for approval. 

11.0 RECOMMENDATION

A. DC/15/95781 – Shopfront Application

GRANT PLANNING PERMISSION subject to the following conditions:-



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

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:

730-ExS001-P1, 730-S001-P1, 730-ExGA000-P1, ExGE002-P1, 730-
GE002-P1, 730-ExGE001-P1, Covering Letter (March 2016, Turley) 
received 7 March 2016); Transport Statement (February 2016, TTP 
Consulting) received 18 March 2016; Heritage Impact Statement (February 
2016, Harper Downie) received 24 March 2016; 730-GA000-P2, 730-
GE001-P2, 730-, 730-D001-P2, 730-D002-P2 received 6 June 2016. 

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, positive discussions took place which resulted in 
further information being submitted.

(2) For the avoidance of doubt, no permission is given for the loading bay 
indicated on the proposed drawings, as it falls outside the site area that 
forms part of this application.

B. DC/15/95782 – Advertisement Application

GRANT ADVERTISEMENT CONSENT subject to the following conditions:-

(1) (a) This consent is granted for a fixed period expiring 5 years from the date of 
consent.

(b) No advertisement is to be displayed without the permission of the owner of 
the site or any other person with an interest in the site entitled to grant 
permission.

(c) No advertisement shall be sited or displayed so as to:-

(i) Endanger persons using any highway, railway, waterway, dock, harbour or 
aerodrome (civil or military).

(ii) Obscure, or hinder the ready interpretation of, any traffic sign, railway 
signal or aid to navigation by water or air.

(iii) Hinder the operation of any device used for the purpose of security or 
surveillance or for measuring the speed of any vehicle. 



(d) Any advertisement displayed, and any site used for the display of 
advertisements, shall be maintained in a condition that does not impair the 
visual amenity of the site. 

(e) Any structure or hoarding erected or used principally for the purpose of 
displaying advertisements shall be maintained in a condition that does not 
endanger the public. 

(f) Where an advertisement is required under these regulations to be removed, 
the site shall be left in a condition that does not endanger the public or impair 
visual amenity. 

Reason:  In accordance with the Town and Country Planning (Control of 
Advertisement) (England) Regulations 2007.

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

730-ExS001-P1, 730-S001-P1, 730-ExGA000-P1, ExGE002-P1, 730-
GE002-P1, 730-ExGE001-P1, Covering Letter (March 2016, Turley) 
received 7 March 2016); Transport Statement (February 2016, TTP 
Consulting) received 18 March 2016; Heritage Impact Statement (February 
2016, Harper Downie) received 24 March 2016; 730-GA000-P2, 730-
GE001-P2, 730-, 730-D001-P2, 730-D002-P2 received 6 June 2016. 

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.


