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1.0 Property/Site Description   

1.1 The application site is located on the western side of Fordyce Road, north of 
No.25 Fordyce Road.  The site is 390.2sq m and contains vacant single storey 
garage buildings that were in previous use for workshop purposes.   

1.2 Due to the gradient across the site, the ground level decreases both from south to 
north and east to the west.   

1.3 The site originally formed part of the rear garden of 45 Lewisham Park. It was 
originally used for the storage and servicing of vehicles in conjunction with a tree 
specialist business that was run from an office in no.45. A garage for use by the 
owner was erected following the granting of planning permission in 1990, together 
with the retention of a new boundary wall. The site was then was used for the 
storage of competitive rally cars. A boundary wall that separates the subject site 
was given planning permission in 1997 and a second larger garage was built. A 
fence that separates the site from no.45 was erected in 2006, which prevents 
access between the two sites. The title was legally split between the site and 
no.45 in 2007, with the site continuing to be used for storage.   

1.4 The front boundary of the site fronts onto Fordyce Road and curves round with the 
street. No. 45 Lewisham Park is located directly to the rear (west) of the site and 
is in use as a House in Multiple Occupation (HMO). 

1.5 To the south-west and diagonally opposite the site is 44 Lewisham Park, also 
known as ‘Cygnet Lodge’, an independent care home which provides care for 
patients with mental health issues.   

1.6 Directly to the south, the site adjoins the rear/service entrance to Cygnet Lodge 
which is used for the parking of cars and refuse storage.  Further south, there is a 
terrace of 3 houses fronting Fordyce Road, the end of terrace property being 25 
Fordyce Road.  These dwellings were constructed in 1971 on the former garden 
land of 44 Lewisham Park.  This terrace is two storey and constructed from timber 
cladding, with driveways to the front allowing access to integral garages. Other 
than this terrace, the western side of Fordyce Road comprises the rear boundary 
walls (some including small garages) of the properties which front Lewisham Park.   

1.7 To the north, the site adjoins the rear garden of 46 Lewisham Park.  To the rear of 
this garden is a single storey garage that can be accessed from Fordyce Road.   

1.8 The surrounding area is residential in nature, being two storey plus loft space 
dwellings. Many of the houses are Victorian properties with double height bays, 
sash windows and rendered surrounds, some of which have been converted into 
self-contained flats.  There are also examples of more recent houses in the street 
that have infilled gaps in the terrace at some point in the past.   

1.9 The site has a PTAL rating of 3 and is in close proximity to Lewisham High Street 
where many bus routes operate. The site is not located within a conservation 
area, nor is it subject to an Article 4 Direction.  It is not a Listed Building and is not 
in the vicinity of a listed building.   



 

 

2.0 Relevant Planning History 

2.1 1971: Planning permission for the erection of 3, two storey houses with integral 
garages on part of the rear garden of 44 Lewisham Park SE13 fronting onto 
Fordyce Road.  

2.2 1991: Planning permission for the erection of a garage in the rear garden of 45 
Lewisham Park SE13 together with the retention of the new boundary wall. 

2.3 1997: Planning permission for the retention of the new boundary wall at the rear of 
45 Lewisham Park SE13. 

2.4 1997: Planning permission for the erection of a garage in the rear garden of 45 
Lewisham Park SE13 with vehicular access onto Fordyce Road. 

2.5 PRE/15/02023: Pre-application advice was sought for the following proposal: 

The demolition of the existing garages and the construction of a 3 storey plus 
basement level residential block to provide 8 two bedroom units with associated 
amenity space at 25 Fordyce Road SE13. 

The following points summarise the feedback provided: 

 When considered in relation to DM Policy 33, the site is considered to have 
features that liken it to both infill development and back garden development. 

 As the proposed development would not be located on a landlocked site nor 
within an enclosed rear garden, but instead have a street frontage, a 
development of this kind could be considered acceptable in principle as long as 
the development meets the criteria set out by DM Policy 33. 

 Proposal provides a response that is specific to the site and its immediate 
surroundings; however, further justification that the proposal is the most 
appropriate response to this site required. 

 The applicant team is required to explore different types of residential buildings 
and consider the building line in relation to the way in which the road curves 
and the possible development of the neighbouring sites to the north.   

 Therefore, officers did not provide a detailed assessment of the proposed 
building at this stage. However, objection was raised regarding the basement 
level with regards to design and standard of residential accommodation. 

 Officers advised that a transport statement with a parking survey must be 
included with an application submission in order to demonstrate that the 
proposal would not give rise to unacceptable parking stress upon surrounding 
streets. 

 Officers strongly advised that the applicant engaged fully with the occupiers of 
neighbouring properties prior to submitting a planning application. 

It was concluded that a residential development could be supported by the 
Council on this site, nevertheless, it was felt that further work was required to 
develop a design response that had been carefully considered in relation to the 



 

 

wider context of the site. It was considered that the proposal would require further 
work at pre-application stage in order for officers to support the scheme. 

2.6 DC/15/93955: The demolition of the existing garages onto land adjoining 25 
Fordyce Road SE13 and the construction of a four storey block incorporating 
balconies comprising 8 two bedroom self-contained flats, together with the 
provision of 16 cycle spaces and refuse storage area. This application was 
refused on 17 December 2015 for the following reasons: 

 Due to the scale, siting and over-complicated building form, the proposed 
development fails to respect and complement the scale, alignment and 
character of surrounding existing development giving rise to a bulky, 
overbearing and incongruous addition to the street that would significantly 
harm the character and appearance of the surrounding area and the amenities 
of neighbouring occupiers contrary to Policy 15 High quality design for 
Lewisham of the Core Strategy (2011), DM Policy 30 Urban design and local 
character and DM Policy 33 Development on infill sites, backland sites, back 
gardens and amenity areas of the Development Management Local Plan 
(2014).  

 The applicant has failed to provide sufficient information to allow a full and 
accurate assessment of the sunlight and daylight impacts of the proposed 
development and therefore the assessment of full impact of the proposal upon 
the amenities of neighbouring occupiers in order to address in order to address 
DM Policy 32 Housing design, layout and space standards of the Development 
Management Local Plan (2014) 

2.7 PRE/15/02023: Pre-application advice was sought following the above refusal on 
two different development options – a terrace of four dwellings and two pairs of 
semi-detached dwellings. Officers advised that there was support in principle for 
the residential development of the site, however the acceptability of the scheme 
would be dependent upon the detail of the development proposed. Officers 
considered that the scale of the development was acceptable, however further 
work was needed to ensure that the proposal was acceptable, in relation to 
adherence to the established building line. It was also advised that a 
contemporary design approach was supported, but a high quality design response 
would be expected. 

2.8 PRE/15/02023: Further pre-application advice was sought on five options for 
single family dwellinghouses with private gardens to the rear. It was concluded 
that following constructive pre-application discussions between Council officers 
and the applicant team, it was felt the proposals had evolved positively and had 
reached a stage where officers would be happy to invite the submission of a 
planning application.  

3.0 Current Planning Application 

3.1 This application is for the demolition of the existing garages on land adjoining 25 
Fordyce Road SE13 and the construction of 4 three storey three bedroomed 
houses with garden area, together with the provision of cycle spaces and bin 
stores. 



 

 

3.2 The dwellings would be 3b 6p dwellings with private landscaped rear gardens. 
Refuse and bicycles would be stored in the front gardens. No car parking spaces 
are proposed.  

3.3 The proposed would provide a terrace of four front facing gable roofed houses 
with living accommodation at ground, first and second floor. The detailing of the 
houses is a contemporary interpretation of the period buildings on the eastern 
side of Fordyce Road and surrounding area. 

3.4 With regard to materials, the front elevation would be part Smeed Dean 
Bermondsey Yellow Rustica brick (a yellow stock brick with a ‘reclaimed’ London 
Yellow appearance) and part white silicone resin render for the ground floor and 
elements at first and second floor level. Rendered quoins are also proposed. The 
windows and rear doors would be grey brown (RAL 8019) aluminium framed and 
the roof tiled with a new Cassius antique slate tile. The front door would be a solid 
core door with timber veneer finish. The frames will be aluminium profiles to match 
the window frame detail. The front garden wall would be of the aforementioned 
brick. The rear gardens would have decking adjacent to the rear of the dwellings.  

3.5 The scheme has been amended following the Local Meeting, to provide rear 
gardens that slope away from the proposed dwellings, which would therefore 
mean that the height of the rear fence was reduced when viewed from the 
gardens of properties fronting Lewisham Park.  

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 The Councils Environmental Sustainability and Highways teams were consulted. 
No concerns were raised.  

4.3 Due to the number of objections received, a local meeting was held on 6 
September 2016 at the Hither Green Baptist Church. The minutes of the meeting 
are attached as an appendix to this report. Several issues were raised at this 
meeting that were also raised in the written submissions. These have been 
addressed in the planning considerations section of this report.  

4.4 Site notices were displayed and neighbouring properties including the Lewisham 
Central Ward Councillors were consulted. Submissions were received from 
twenty-six different local households – 1 in support and 25 in objection. The 
objections raised the following concerns:  

Principle 
 

 This site does not technically meet infill site criteria as this would be 
development in the rear garden of 45 Lewisham Park and therefore a 
precedent would be set for other development fronting Fordyce Road.  

 The site, including garages, was in use as ancillary to the residential property 
at 45 Lewisham Park by a previous owner.  

 Back garden development is unacceptable in principle. 

 The proposed development is overdevelopment of the site.  



 

 

 
Design 

 

 The design would not preserve the character of area and is not in keeping with 
the character of the area. 

 The proposed dwellings would be too tall and of an inappropriate scale. 

 It is important that any new builds reflect and conform to the ambience and are 
sensitive to the style of the area. 

 There is current consideration for a new conservation area which would 
incorporate application site; a character appraisal for this area has been put 
forward by the Lewisham Resident’s Association. 

 The amenity space for future occupants would be too small. 

 The front gardens are too small compared to the surrounding area as they 
have more space occupied by bin and cycle storage than the surrounding area. 

 
Housing 

 

 There is very little outside space provided; inadequate amenity space for new 
residents. 

 Such developments could create a distorted price value for land. 
 

Impact on neighbouring amenity 
 

 The proposal will reduce daylight and sunlight to surrounding properties 

 There will be overlooking impacts to the rear and to the properties. This could 
be ameliorated by the use of more rooflights.   

 There should be 21m between habitable rooms windows in rear elevations.  

 The retaining walls required to level the site would make the rear fence to 
properties on Lewisham Park excessive and the site levels have not been 
shown accurately. 

 The proximity of the building to the care home (Cygnet Lodge) to the rear 
would compromise the privacy and outlook of residents and impact on the 
registration of premises, forcing the care home to relocate. It would also result 
in a loss of local employment and valuable health care. 

 
Transport/highways 

 

 There is no on-site parking provision; lead to congestion in the street. 

 The application states PTAL 4, when really PTAL is lower. 
 

Biodiversity 
 

 The trees and hedges on the site are valuable amenities, should not be 
removed and are also home to existing wildlife. If the developers propose to 
include bat boxes then it would follow that they believe there to be bats in the 
area. 

 
Other matters 

 

 A contamination assessment has not been undertaken. 

 The developers have not liaised with neighbours prior to planning application 
despite Council advice. 



 

 

 No. 45 Lewisham Park has a single storey extension that has been built 
without planning permission that has not been taken into account.  

 The Local Meeting was poorly chaired and was biased towards the developer’s 
agenda as the architect was allowed to speak for too long and was not willing 
to consult with residents. The chairperson prevented residents from asking 
questions about issues that had already been raised and residents did not feel 
that these had been adequately addressed initially.  

 Fire safety has not been taken into account. 

 The floor plans of the first and second floors appear to be very similar to that of 
one bedroom flats and this implies that the development could be converted 
into a multiple occupancy project. 

 The site notice has not been displayed. 

 Excavation may affect the Thames Water network.  

 The application lacks detail and contains inaccurate plans and drawings. 
 

4.5 One further objection was received from a resident that had previously objected, 
reiterating points made in their original submission. These points have therefore 
been addressed above. 

4.6 The letter of support stated that this new application has regard to the surrounding 
properties, streetscape and general locality with the scale of the development 
reduced accordingly. Privacy concerns also appear to be addressed. 

4.7 Thames Water stated that it would not have any objection with regard to sewerage 
or water infrastructure capacity. Further information provided by Thames Water is 
proposed to be included as an informative.  

4.8 Copies of letters are available to Members.  

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 3.3 Increasing housing supply 
Policy 3.4 Optimising housing potential 
Policy 3.5 Quality and design of housing developments 
Policy 5.2 Minimising carbon dioxide emissions 
Policy 5.3 Sustainable design and construction 
Policy 6.3 Assessing effects of development on transport capacity 
Policy 6.9 Cycling 
Policy 6.13 Parking 
Policy 7.4 Local character 
Policy 7.6 Architecture 
Policy 8.3 Community infrastructure levy 

 
London Plan Supplementary Planning Guidance (SPG) 

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

Housing (2012) 
Sustainable Design and Construction (2006) 

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 

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


 

 

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 1 Housing provision, mix and affordability 
Core Strategy Policy 8 Sustainable design and construction and energy efficiency 
Core Strategy Policy 14 Sustainable movement and transport 
Core Strategy Policy 15 High quality design for Lewisham 
 
Development Management Local Plan Nov 2014 

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

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

DM Policy 1  Presumption in favour of sustainable development 

DM Policy 22  Sustainable design and construction 

DM Policy 25 Landscaping and trees 

DM Policy 28  Contaminated Land  

DM Policy 29  Car parking 

DM Policy 30  Urban design and local character 

DM Policy 32  Housing design, layout and space standards 

DM Policy 33  Development on infill sites, backland sites, back gardens and 
amenity areas 

 
  Residential Standards Supplementary Planning Document 2006 (Updated 2012)) 

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) Principle of development 
b) Design, scale, impact on the streetscape and surrounding area 
c) Quality of accommodation  



 

 

d) Transport and servicing 
e) Impact on adjoining properties 
f) Sustainability and energy 
g) Land contamination 
h) Ecology and biodiversity 
i)  Other matters 

 
Principle of Development 

6.2 The principle of the proposal will be assessed in relation to DM Policy 33 that 
relates to ‘Development on infill sites, backland sites, back gardens and amenity 
areas’.  

6.3 The policy defines various types of development sites, outlining the suitability of 
residential development on each type of site.  It does however recognise that 
there will be some instances where a particular site will not fall squarely within any 
one of these definitions.  The policy states that in these cases, the principles that 
will be applied will be taken from the appropriate parts of this policy. Although the 
site is in separate ownership to the dwelling at 45 Lewisham Park and is accessed 
from Fordyce Road, it was originally part of the rear garden of No.45 and is 
considered under the policy as such.  

6.4 Whilst development on back garden sites is normally resisted under DM Policy 33, 
the application site has a number of characteristics that would warrant an 
exception to the usual approach. Of key importance is the fact that the original 
grounds of No.45 are very large. The property would therefore retain a substantial 
rear garden following the proposed development, which would not appear 
cramped or incongruous in relation to the original house.  

6.5 Secondly, given that the application site would be solely accessed from Fordyce 
Road, there would be no impact on the design integrity of the Lewisham Park 
streetscene; a key justification for DM policy 33. On the contrary, the development 
would be viewed in the context of Fordyce Road, where it would be well related to 
the urban grain of that street, in particular the existing group of three houses at 
23, 24 and 25 Fordyce Road. In this respect, the site has aspects in common with 
an infill site, where development is supported by DM Policy 33 subject to particular 
criteria being met. This component of the policy provides some justification for the 
development, in that it is a site specific creative response to the character of the 
street, of which more will be discussed later in the report, and would provide 
additional natural survelliance; replacing the existing blank frontage.  

6.6 Finally, given that the site is currently entirely occupied by outbuildings and 
hardstanding, its development would not detract from the visual or ecological 
value normally associated with back garden sites.  

6.7 In summary, it is considered that the nature of the application site and the 
proposed development are such that the harms normally associated with back 
garden development would not result in this case and that a refusal of permission 
on the grounds of DM Policy 33 would be difficult to justify, in particular given the 
qualified support for infill development also contained in that policy. The wording 
of the policy is sufficiency flexible to allow for exceptions, and officers 
recommenda that this would be appropriate in this case.  



 

 

6.8 The objections received have referred to a ‘Draft Conservation Area Appraisal of 
Lewisham Park Crescent’.  It should be noted that this was a document prepared 
by the Lewisham Park Resident’s Association for the consideration of the Council 
following communications with the Council some years ago.  It therefore does not 
constitute a Council document, nor is it a designated heritage asset. The 
document does however explain the characteristics and features of the area that 
are considered relevant and would form part of design discussions in any case.   

6.9 Officers consider that the area comprises strong architectural quality and spatial 
qualities provided by the generous gardens and relationship with the public park, 
which was originally laid out as a private park for certain properties.  This 
character is considered to be most prominent amongst properties 15-52 
Lewisham Park.   

6.10 It is therefore recognised as an area with special character and therefore has the 
potential to be assessed in relation to DM Policy 37 which relates to non-
designated heritage assets.  However, the key aim of DM Policy 37 is to ensure 
that development sustains and enhances the characteristics that contribute to the 
character of the area.  This provides an extension to the Council’s design policies 
that officers will have regard to in this application, which also seek to ensure that 
development makes a positive contribution to an area.  

6.11 It is also important to highlight that further to this, other than the existing 
development to the south of the application site, the western side of Fordyce 
Road consists of the rear boundary treatment of the houses fronting Lewisham 
Park rather than residential properties.   

6.12 It was in light of this, and with regard to the NPPF and the presumption in favour 
of sustainable development, that the applicant was asked to explore the site in the 
context of the wider street and whether there were other development 
opportunities along this frontage.  The applicant has stated that no other sites are 
comparable directly to the application site, but have nevertheless included a blank 
elevation on the proposed northern elevation, so as not to prejudice future 
development if these sites were to be found acceptable for development in the 
future.  As further development potential is by no means clear, officers are 
satisfied with this response.     

Further, in light of the need for housing and the fact that the size of this site is 
considered adequate for development, this land is considered to be an 
appropriate development site. Therefore, the principle of development is 
considered acceptable, subject to design, quality of accommodation, transport 
and servicing, impact on adjoining properties, sustainability and energy, land 
contamination and ecology and biodiversity.  

Design, scale, impact on the streetscape and surrounding area 

Design  

6.13 Policy 15 of the Core Strategy states that the Council will apply policy guidance to 
ensure highest quality design and the protection or enhancement of the natural 
environment. This is echoed in DM Policy 30. 

6.14 DM Policy 33 supports the principle of new development within a street frontage 
but seeks to ensure that the proposed development would make a high quality 



 

 

positive contribution to the area whilst also providing a site-specific creative 
response to the character and issues of the street frontage typology.   

6.15 The proposed design would respect and complement the scale, frontage widths, 
established building line, setbacks, alignment and character of the surrounding 
existing Victorian properties, albeit expressed in a contemporary form that would 
complement the surrounding area without imitation. The width of the proposed 
dwellings would be 5.955m. The width of the dwellings on the opposite side of 
Fordyce Road is 5.85m. The setback of the proposed dwellings to Fordyce Road 
would be 3m. The setbacks of the surrounding buildings vary, however tend to 
range between 3-3.5m. It is therefore considered that the width and setback of the 
proposed dwellings is suitably in keeping with that of the surrounding area. The 
design would further respect the character of the surrounding area in that the 
dwellings would have small front gardens with a low wall. The proposed roof 
design is considered to be sympathetic to the surrounding area, as noted during 
pre-application discussion by officers. The building line has been taken from the 
terraced houses to the south and the proposed building layout and articulation has 
been developed following a character analysis of the houses in Fordyce Road. In 
this sense, this proposal provides a response that is specific to the site and its 
immediate surroundings. 

6.16 Further details on the treatment of the front garden area, including details of 
paving, boundary treatments, provision for the required 2 cycle storage spaces per 
dwelling and provision for the storage and collection of refuse is proposed to be 
required by condition, but in all would allow for a high quality development.  

6.17 It is not considered that the proposed development would preclude the 
development of neighbouring sites.   

6.18 The proposed materials are characteristic of the surrounding area with regard to 
the slate tiles, brick and render proposed, whilst the modern nature of the design 
would be distinguished by features such as the fenestration and use of aluminium 
windows. A sample and details of the proposed brick and roof tiles have been 
submitted, along with details of the proposed render and aluminium window 
frames and are considered to be acceptable. 

6.19 Concern is typically raised by officers in relation to the quality of render, however, 
it was suggested that a high quality material would be used to create the intended 
effect, as opposed to the standard white painted render that the Council does not 
support. Officers consider that the contemporary detailing would result in an 
interesting development that would respond well to existing surrounding 
development. For example, gable ended properties are in existence in the 
surrounding area, including Brownhill Road. 

Height, scale and massing 

6.20 The buildings on the opposite side of Fordyce Road have a height above ground 
level between 9m and 9.8m tall, however due to the fall in the land would have a 
ridge height 0.5m greater than the proposed dwellings. The proposed dwellings 
would range between 9.26 and 9.7m above ground level. The scale of 
development is therefore considered to be in line with surrounding existing 
development. 



 

 

6.21 The survey drawing levels have been reviewed following the Local Meeting and 
confirmed as correct. The height of the proposed building is lower than those on 
the opposite side of Fordyce Road. Given that the roof has a gable profile, this 
would also mean that the elevation rises and falls from valley to ridge and this 
height is therefore not in existence across the entirety of the terrace, which would 
mitigate against any potential impact of a third storey. The proposed dwellings 
would be 0.14m higher than the neighbouring properties to the south (23-25 
Fordyce Road). However, this minor difference is acceptable, particularly due to 
the high quality design proposed.  

6.22 Section drawings have been provide through each of the proposed four dwellings. 
The difference of fall across the site from front to back varies from 0.9m at the 
south end to 1.37m at the north end. The gardens of the proposed dwellings would 
be stepped down so that the maximum height of the fence from the neighbouring 
rear gardens of nos. 45 and 46 Lewisham Park would be 2.15m and 2.45m 
respectively, created by a retaining wall and a fence height of 1.8m and 2m. The 
site is proposed to be cut at the front and filled at the back.  

Quality of accommodation  

6.23 The application site is within a residential street made up of predominantly single 
family housing, some of which has been converted into flats. The provision of 
further family housing within the street is therefore welcomed, particularly in light 
of the shortage of family housing within the Borough. 

6.24 This proposal is for 4 x 3 storey (3b6p) dwellings. The floor areas provided would 
vary between 116sqm and 122sqm, which would comply with the 108sqm 
minimum area required. The bedroom areas are all policy compliant.  

6.25 The rear bedrooms on the first floor of each dwelling would be non-compliant for 
approximately 25% of the length of the room due to their shape, with minimum 
widths of between 2.2m and 2.4m. However, they are compliant with the widths 
for the majority of the length of the rooms, with their widths increasing to between 
3.6 and 4m. This is therefore considered to be acceptable. 

6.26 Each unit would provide 2sqm of storage. This minor non-compliance with the 
required 2.5sqm is acceptable given that the dwellings all exceed the minimum 
overall floorspace requirement.  

6.27 The ground and first floor ceiling heights would be 2.5m, which is compliant with 
policy. The drawings indicate on the second floor plan where the ceiling height 
would be less than 1.8m. This area has not been counted towards the overall 
dwelling area. Approximately 10sqm on the top floor of each dwelling that is 
included in the overall floor area would not have a ceiling height of above 2.3m. 
Approximately 3sqm of this 10sqm would fall within the bedrooms, meaning they 
would have approximately 9sqm of floor area with a 2.3m ceiling height or greater. 
Given that the requirement is for 75% of the overall GIA to be above 2.3m, this is 
considered to be acceptable. 

6.28 Each dwelling would have a front garden of 5sqm (exclusive of bin & cycle 
storage and the front path) and rear garden varying between 20 and 24sqm in 
area. The Residential SPD states gardens for dwelling houses should be a 
minimum of 9 meters in depth.  The proposed depth would vary from 4.3 to 5.3m 



 

 

across the four rear gardens. However, under the London Plan, only 9sqm of 
private amenity space would be required, which these gardens would far exceed.  

6.29 At the pre-application stage it was recognised that rear gardens would be limited 
in terms of size due to the depth of the application site, particularly given that 
these would be further reduced if the request from officers to increase the front 
setback was met (which it has been). However, it was considered that in light of 
the wider benefits of the scheme, officers could support shorter rear gardens if 
they were designed/landscaped in a way that would provide high quality and 
usable spaces. It is considered that this proposal would achieve this. Further, 
Mountsfield Park and Lewisham Park, both relatively large recreation areas, are 
approximately 400m and 600m from the site on foot and therefore provide options 
for additional recreational opportunities.  

6.30 All dwellings would be dual aspect and it is considered that daylight and sunlight 
access would be adequate for the proposed units. With regard to the privacy of 
the occupiers of the proposed dwellings, given that the upper floor rear facing 
windows would serve a bedroom and study, the proximity, at 18m, to the rear 
window of 45 Lewisham Park is not considered to be objectionable. 

6.31 There would be an element of overlooking from the rear elevations of the 
proposed dwellings into the back gardens of the other dwellings in the terrace. 
However, this would not be significantly adverse and is commonplace in an urban 
location such as this and is considered to be acceptable.  

6.32 Integrated exterior lighting is proposed for the security of the occupiers. These 
would be diffused in order to minimise the impact on local wildlife. Officers are 
satisfied that this detail would be acceptable. 

 Wheelchair housing/accessibility 

6.33 The dwellings are proposed to meet Lifetime Homes Standards and to be 
wheelchair adaptable, which is acceptable from a planning perspective.  

Transport, servicing and impact on the highway network 

Car Parking 

6.34 The application submission refers to the site as having a PTAL rating of 4.  Officers 
have found the site to have a PTAL rating of 3.  Nevertheless, it is acknowledged 
that the site is located on the border between PTAL 3 addresses and PTAL 4 
addresses.  The application site is located within a Controlled Parking Zone (CPZ).  

6.35 The proposed development would be car-free. The Transport Statement prepared 
for the previously refused scheme stated that 2011 Census data for car ownership 
shows that there is a car ownership of 43% per dwelling in this area.  Applying this 
statistic to the proposed scheme, the development would be expected to generate 
2 cars. The Transport Statement also outlines the findings of a parking survey that 
was undertaken between 00.30 and 05.30 on the 3rd September 2015.  There 
were 75 unoccupied on-street parking bays within 200m of the site available to 
residents with resident permits.  Based on the development generating a parking 
need for an additional 2 cars, the proposal would be expected to reduce the 
amount of available parking spaces in the street from 75 to 73. Further, due to the 
proximity to Lewisham High Street bus routes and the scale of the development, 



 

 

the non-provision of car parking with this application is considered appropriate and 
in accordance with Core Strategy Policy 14, DM Policy 29 Car parking and Policy 
6.13 Parking of the London Plan.   

6.36 As previously discussed, the principle of providing residential development on this 
site is accepted, therefore it is acknowledged that there may be some additional 
traffic associated with development on the site. However, given the limited scale of 
development (4 dwellings), it is considered that there would be no adverse harm to 
the highway network. It was apparent to officers when undertaking a site visit that 
there was It is noted that no objection has been raised from highways officers.  

Cycle and Refuse Storage  

6.37 Refuse storage would be provided in the front gardens of the new dwellings, along 
with two cycle storage spaces, which is policy compliant. Examples have been 
cited of bin and cycle storage that would be acceptable. A condition is proposed to 
be added in this regard in order to ensure that a high quality design is achieved. 
This would also ensure that the storage would be dry and secure and would not 
create visual clutter in the streetscene.  

 Impact on Adjoining Properties 

6.38 The objections received refer to a loss of privacy and increased overlooking, the 
insufficient separation distance between the proposed building and existing 
houses, and daylight/sunlight issues.  There were also concerns raised in relation 
to the operation of the existing care home which is located to the rear of the site at 
44 Lewisham Park.  Further concerns were raised that the retaining walls required 
to level the site would make the rear fence to the properties on Lewisham Park 
excessive and the site levels have not been shown accurately. The issues raised 
by the objectors have been taken into account as part of the officer’s 
considerations below. 

Privacy/Overlooking/Outlook 

6.39 DM Policy 32 Housing design, layout and space standards states the following:  

Adequate privacy is an essential element in ensuring a high level of residential 
amenity. Unless it can be demonstrated that privacy can be maintained through 
design, there should be a minimum separation of 21 metres between directly 
facing habitable room windows on main rear elevations. This separation will be 
maintained as a general rule but will be applied flexibly dependent on the context 
of the development. A greater separation distance will be required where taller 
buildings are involved. 

6.40 Therefore, this provision is to be applied flexibly dependent on the context of the 
development and officers must also consider whether privacy can be maintained 
through design. 

6.41 The existing houses on the western side of the street are considered to be in a 
particularly unique position for residential properties within the borough whereby 
there are no residential properties directly opposite. The distance to the windows 
of dwellings on the opposite side of Fordyce Road would be approximately 21m, 
which is considered acceptable, given that the proposal would have a similar 
relationship to the street as the existing dwellings. This is particularly the case 



 

 

given that it is not unusual for there to be houses on both sides of a residential 
street with windows directly facing each other. For this reason it is not considered 
necessary to condition any obscure glazing proposed on the front elevations of 
the dwellings. Officers do not consider that the impact on overlooking or also 
outlook would be unreasonable.  

6.42 In the previously refused scheme, officers calculated that the distance between 
directly facing habitable room windows to the rear would be 16m. This was 
considered to be acceptable and was not included as a reason for refusal of that 
scheme. In any case, as previously stated it is considered that there are instances 
where it is appropriate to apply this guidance flexibly, particularly where the 
application demonstrates that it would not give rise to unacceptable harm and that 
an acceptable level of privacy can be maintained through design.  

6.43 In this instance, narrow windows are proposed with deep external reveals that 
would be chamfered and therefore restrict the field of view when looking out. 
These views would therefore be angled away from the rear of nos. 45 & 46 
Lewisham Park. Detailed drawings have been provided at a scale of 1:20 to 
indicate this and officers consider these details to be acceptable. Further, 
translucent glazing is also proposed to the bottom pane of windows that would 
prevent direct views down through the windows. It is acknowledged that the 
position of the beds on the floor plans is not fixed, however given the layout of the 
room, it is considered logical that beds would be positioned in this location. This 
would mean that there would be glimpses through the rear windows, however 
these would be in passing as occupants moved through the rooms. It is also noted 
that the gable end wall ameliorates this impact to an extent, as opposed to a solid 
mass across the width of the dwelling. Given this and the fact that the minimum 
window distances would be approximately 18m to the rear of 45 Lewisham Park 
and 19m to the rear of 44 Lewisham Park, the latter being oblique views, the 
proposed development is considered to be acceptable in this regard. It is also not 
considered that the presence of these for dwellings would have an unreasonable 
impact on the operation of the care home at 44 Lewisham Park.  

6.44 There would be an element of overlooking from the rear elevations of the 
proposed dwellings into the back gardens of the other dwellings in the terrace. 
However, this would not be significantly adverse and it is considered that some 
degree of overlooking is inevitable in locations such as this. 

6.45 The northern elevation of the terrace would not have any windows, so as not to 
prejudice any future development on this site in terms of overlooking. This is 
welcomed by officers.  

6.46 Due to the positioning of the windows on the side (southern) elevation of the 
proposed building and the windowless side elevation of the existing houses at 25 
Fordyce Road, the proposal would not be expected to impact upon the privacy of 
these neighbours. 

6.47 Due to the gradient within this area, the proposed building would be set at a 
higher ground level than the houses to the rear. By accepting the principle of 
development on this site, officers are satisfied that a change in outlook (to a 
certain extent) is acceptable as any form of development on this site would cause 
this change.  



 

 

6.48 Concerns were raised that the site levels have not been shown accurately and 
that retaining walls required to level the site would make the rear fence to the 
properties on Lewisham Park excessive. In response to concerns raised at the 
local meeting, the scheme has been amended to provide rear gardens that slope 
away from the proposed dwellings, which would therefore mean that the height of 
the rear fences would be reduced when viewed from the gardens of properties 
fronting Lewisham Park. Where this was previously at a maximum of 3.4m, to the 
gardens of nos. 45 and 46 Lewisham Park it would now be 2.1m-2.15m and 
2.45m respectively, created by a retaining wall and a fence height of 1.8m and 
2m. The site is proposed to be cut at the front and filled at the back. Given that the 
principle of residential development on the site has been accepted, there is a 
need to strike a balance between a usable rear garden and the impacts on 
neighbouring properties. A platform varying between 50 and 250mm would be 
provided at the rear of each dwelling. It is therefore considered that following 
these amendments, the proposal is acceptable. 

6.49 A condition is recommended to prevent extensions being added to the 
development under permitted development rights that may increase the impact on 
neighbouring properties. 

 Daylight & Sunlight 

6.50 A Daylight/Sunlight Assessment has been prepared that concludes that there 
would be an impact on the neighbouring properties as a result of this 
development, however that it would not be of an unacceptable level, noting that 
some windows were not currently compliant with the relevant standards. The 
original Daylight and Sunlight Study was contested by an objection accompanied 
by a review of this report by a consultant, which claimed that the report made 
conclusions based on inaccurate methodology. At the request of officers, the 
Daylight & Sunlight Study has been revised and officers are now satisfied with the 
validity of the results.  

6.51 Overshadowing 

6.52 The BRE guidance states that ‘For it to appear adequately sunlit throughout the 
year, at least half of a garden or amenity area should receive two hours of sunlight 
on 21st March. If as the result of a new development, an existing garden does not 
meet the above, and the area that can receive two hours of sun on March 21st is 
less than 0.8 time its former value, then the loss of sunlight is likely to be 
noticeable’. Based on the findings of the Daylight and Sunlight Assessment, it is 
not considered that this standard would be contravened, or where it would, these 
areas would already receive less than 2 hours sunlight. 

Construction Impacts 

6.53 It is acknowledged that there would be construction impacts on the surrounding 
area, however, this is an inevitable by-product of development. Therefore, a 
condition is proposed to ensure that a Construction Management Plan (CMP) is 
provided to and approved by Council prior to works commencing. A CMP would 
ensure, amongst other things, that there are no unreasonably adverse impacts on 
neighbouring properties with regard to noise and vibration, dust and traffic. 
Further to this, a condition would be included to regulate the hours of delivery 
trucks during construction so that any impacts are kept to a minimum.   



 

 

 Overall, this proposal is therefore considered to have an acceptable impact on 
neighbouring amenity. 

Sustainability and Energy 

6.54 An assessment of the potential energy and sustainability impacts of the 
development has been prepared. This identifies that the Level 4 equivalent of 
Code for Sustainable Homes would be met (70.91%). Indoor water use would be 
a maximum of 105L of water per day, achieved through water efficient appliances 
such as toilets, taps and white goods. The development would also result in a 
reduction in the amount of hard standing on the site and would use materials that 
are compliant with the Green Guide Specification requirements. The above 
measures are considered adequate from a planning perspective.  

6.55 Given the areas of hard surfacing proposed are minimal and the low flood risk of 
the site, officers raise no concerns relating to surface water drainage and flooding 
across the site. 

 Contamination 

6.56 The application submission does not include details in relation to land 
contamination.  As the proposal would involve both the breaking of ground and 
the provision of external amenity space, such details would be required. This is 
proposed to be obtained via the Council’s standard condition relating to land 
contamination.    

Ecology and biodiversity 

6.57 As existing, the application site, which comprises garages, contains various 
shrubbery and trees. Concern has been raised by objectors that the site contains 
significant vegetation. The proposed development would include garden areas. 
Additionally, the development would provide one bird box at the back of each 
property on the western garden wall and two bat boxes would be integrated in the 
building’s southern elevation. Objectors have raised concerns that because these 
boxes are proposed, this suggests that the site is of ecological significance. 
However, this is not considered to be the case and officers look for ecological 
enhancement of a site where possible, which the proposed boxes would provide.  

6.58 Officers have given consideration to the characteristics of the development site in 
relation to the presence of bats and considered that the development does not 
meet the trigger requirements for a bat survey. The application site is an urban 
residential garden, which is not known to the Council to contain bats, as a 
foraging/roosting site or within a designated protected area (Site of Nature 
Conservation Importance, Local Nature Reserve (LNR) or Green Corridor), nor is 
it in close proximity to woodland or a watercourse. It is also not located along or 
adjacent to a linear path, such as a railway embankment, which are favoured 
routes for foraging bats. For the above reasons, the potential impact on wildlife 
habitats is considered minimal and it is not considered that the construction of the 
proposed extension would result in loss of wildlife habitat to the extent that 
permission should be withheld on grounds of loss of or damage to wildlife habitat.  

Other matters 



 

 

6.59 An objection has stated that No. 45 Lewisham Park has a single storey extension 
that has been built without planning permission that has not been taken into 
account. An application for planning permission for this extension has been 
refused, however no enforcement action has been taken at this stage. Officers 
have reviewed the drawings for this application and notwithstanding the fact that 
enforcement action could be taken, it is considered that the consideration of this 
extension in a Daylight & Sunlight Assessment would be unlikely to have a 
marked impact on the results. This is because the extension stops short of the 
rear projection and has the effect of bringing the door and windows further out 
from the side return, where they would otherwise experience some blocking of 
their light by the rear projection.  

6.60 With regard to the objection that fire safety has not been taken into account, this is 
a matter for consideration post-planning under the Building Regulations. 

6.61 With regard to the objection raised about the potential for future conversion of the 
development into a multiple occupancy house, a change of use from C3 to C4 
(House in Multiple Occupancy up to 6 persons) is permitted development. 
Additionally, a conversion to flats would require planning permission and is not 
supported by DM Policy 3 Conversion of a single family house to two or more 
dwellings. It is therefore not considered necessary to include an additional 
condition for its retention. 

6.62 Regarding the objection that a site notice has not been displayed, officers 
received a certificate signed by the applicant stating that it had been displayed 
and observed that the notice was displayed when visiting the site. 

6.63 Regarding the objection that excavation may affect the Thames Water network, 
Thames Water has stated that it does not have any objection to the proposed 
development. Informatives have been suggested that are proposed to be included 
in a planning permission.  

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 Community Infrastructure Levy 

8.1 The above development is CIL liable and the applicant has completed the relevant 
form. 



 

 

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

10.2 The proposal is of an acceptable design and form and would make a positive 
contribution to the local streetscene and surrounding area. The standard of 
accommodation is considered adequate and it is not expected that there would be 
any unreasonably adverse impacts on neighbouring occupiers. It is therefore 
considered that the previous reasons for refusal have been addressed. The 
imposition of a number of conditions would ensure that other necessary matters 
are adequately addressed.  

11.0 RECOMMENDATION 

GRANT PERMISSION subject to the following conditions:- 

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

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

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

209-200-001-B, 209-200-002-A, 209-200-010-A, 209-200-012-B, 209-200-
013-B, 209-200-014-A, 209-200-020-A, 209-200-021-A, 209-200-022-A, 



 

 

209-200-022-A, 209-200-023-A, 209-200-024-B,  209-200-025-B, 209-200-
027-B, 209-200-030-A, 209-200-050-A,  209-200-051-A, 209-200-060-B, 
Planning Statement (May 2016, Baca Architects), Details of Materials (May 
2016, Baca Architects), Code for Sustainable Homes Pre-Assessment, 
Design and Access Statement (April 2016, Baca Architects); Energy & 
Sustainability Statement (May 2016, Baca Architects) received 17 May 
2016; 209-200-011-D, 209-200-026-E, 209-200-028-B, 209-200-029-B, 
209-200-033-C, 209-200-034-C, 209-200-035-C, 209-200-036-C, Rear 
elevation window size received 16 September 2016; 209-200-061-A 
received 7 October 2016; Daylight/Sunlight VSC (24 October 2016, EAL 
Consult) received 25 October 2016, Daylight & Sunlight Assessment - 
Sunlight (2 November 2016, EAL Consult) received 3 November 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. 
 

(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:- 

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

(ii) 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. 

(iii) Measures to deal with safe pedestrian movement. 

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

(f) Details of the training of site operatives to follow the Construction 
Management Plan requirements. 

Reason:  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 (2015). 

(4) (a)   No development or phase of development  (including demolition of 
existing buildings and structures, except where prior agreement with the 



 

 

Council for site investigation enabling works has been received) shall 
commence until:- 

(i)       A desk top study and site assessment to survey and characterise the 
nature and extent of contamination and its effect (whether on or off-site) 
and a conceptual site model have been submitted to and approved in 
writing by the local planning authority. 

(ii)      A site investigation report to characterise and risk assess the site 
which shall include the gas, hydrological and contamination status, 
specifying rationale; and recommendations for treatment for contamination. 
encountered (whether by remedial works or not) has been submitted, 
(including subsequent correspondences as being necessary or desirable 
for the remediation of the site) to and approved in writing by the Council.  

 (b)  If during any works on the site, contamination is encountered which 
has not previously been identified (“the new contamination”) the Council 
shall be notified immediately and the terms of paragraph (a), shall apply to 
the new contamination. No further works shall take place on that part of the 
site or adjacent areas affected, until the requirements of paragraph (a) 
have been complied with in relation to the new contamination.  

(c)    The development  or phase of development shall not be occupied until 
a closure report  for the development or phase has been submitted to and 
approved in writing by the Council. 

This shall include verification of all measures, or treatments as required in 
(Section (a) i & ii) and relevant correspondence (including other regulating 
authorities and stakeholders involved with the remediation works) to verify 
compliance requirements, necessary for the remediation of the site have 
been implemented in full.  
 
The closure report shall include verification details of both the remediation 
and post-remediation sampling/works, carried out (including waste 
materials removed from the site); and before placement of any 
soil/materials is undertaken on site, all imported or reused soil material 
must conform to current soil quality requirements as agreed by the 
authority. Inherent to the above, is the provision of any required 
documentation, certification and monitoring, to facilitate condition 
requirements. 
 
Reason:  To ensure that the local planning authority may be satisfied that 
potential site contamination is identified and remedied in view of the 
historical use(s) of the site, which may have included industrial processes 
and to comply with DM Policy 28 Contaminated Land of the Development 
Management Local Plan (November 2014). 
 

(5) No development shall commence on site until a detailed schedule and 
specification of all external materials and finishes to be used on the 
buildings, with the exception of the proposed brick and roof tiles, have been 
submitted to and approved in writing by the local planning authority.  The 
development shall be carried out in accordance with the approved details.   



 

 

Reason:  To ensure that the local planning authority may be satisfied as to 
the external appearance of the building(s) and to comply with Policy 15 
High quality design for Lewisham of the Core Strategy (June 2011) and 
Development Management Local Plan (November 2014) DM Policy 30 
Urban design and local character. 

 
(6) (a) A minimum of 2 secure and dry cycle parking spaces shall be 

provided per dwelling within the development as indicated on the plans 
hereby approved. 

(b) No development shall commence above ground level on site until the 
full details of the cycle parking facilities have been submitted to and 
approved in writing by the local planning authority. 

(c) All cycle parking spaces shall be provided and made available for use 
prior to occupation of the development and maintained thereafter. 

Reason:  In order to ensure adequate provision for cycle parking and to 
comply with Policy 14: Sustainable movement and transport of the Core 
Strategy (2011). 
 

(7) (a) No development shall commence above ground level on site until 
details of proposals for the storage of refuse and recycling facilities for each 
residential unit hereby approved, have been submitted to and approved in 
writing by the local planning authority. 

(b) The facilities as approved under part (a) shall be provided in full prior 
to occupation of the development and shall thereafter be permanently 
retained and maintained. 
 
Reason:  In order that the local planning authority may be satisfied with the 
provisions for recycling facilities and refuse storage in the interest of 
safeguarding the amenities of neighbouring occupiers and the area in 
general, in compliance with Development Management Local Plan 
(November 2014) DM Policy 30 Urban design and local character and Core 
Strategy Policy 13 Addressing Lewisham waste management requirements 
(2011). 
 

(8) (a) No development shall commence above ground level on site until 
drawings showing landscaping of the front gardens (including details of the 
permeability of hard surfaces) have been submitted and approved in writing 
by the local planning authority.  

(b) All landscaping works which form part of the approved scheme under 
part (a) shall be completed prior to occupation of the development. 
 
Reason:  In order that the local planning authority may be satisfied as to 
the details of the proposal and to comply with Policies 5.12 Flood risk 
management and 5.13 Sustainable Drainage in the London Plan (2015), 
Policy 15 High quality design for Lewisham of the Core Strategy (June 
2011) and Development Management Local Plan (November 2014) Policy 
25 Landscaping and trees, and DM Policy 30 Urban design and local 
character. 



 

 

 
(9) (a) Details of the proposed boundary treatments including any gates, 

walls or fences 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.  
 
Reason:  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). 
 

(10) No extensions or alterations to the building(s) hereby approved, whether or 
not permitted under Article 3 to Schedule 2 of the Town and Country 
Planning (General Permitted Development) Order 2015 (or any order 
revoking, re-enacting or modifying that Order) of that Order, shall be carried 
out without the prior written permission of the local planning authority. 

Reason:  In order that, in view of the nature of the development hereby 
permitted, the local planning authority may have the opportunity of 
assessing the impact of any further development and to comply with Policy 
15 High quality design for Lewisham of the Core Strategy (June 2011). 
 

(11) Notwithstanding the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking, re-enacting or modifying 
that Order), no windows (or other openings) shall be constructed in any 
elevation of the building other than those expressly authorised by this 
permission. 

Reason:  To enable the local planning authority to regulate and control any 
such further development in the interests of amenity and privacy of 
adjoining properties in accordance with DM Policy 32 Housing design, 
layout and space standards, and DM Policy 33 Development on infill sites, 
backland sites, back gardens and amenity areas of the Development 
Management Local Plan (November 2014). 
 

(12) Notwithstanding the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking, re-enacting or modifying 
that Order), the lower part of the new windows to be installed in the first 
and second floor rear elevations of the buildings hereby approved shall be 
fitted as obscure glazed and retained in perpetuity, in accordance with the 
"rear elevation window size" drawing.  

Reason: To avoid the direct overlooking of adjoining properties and 
consequent loss of privacy thereto and to comply with DM Policy 32 
Housing design, layout and space standards and Policy 33 Development 
on infill sites, backland sites, back gardens and amenity areas of the 
Development Management Local Plan (November 2014). 
 
 
 



 

 

INFORMATIVES 

A.  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. The proposal was in accordance with these 
discussions, addressed the reasons for refusal in the previous application 
and was in accordance with the Development Plan. Positive discussions 
also took place which resulted in further information being submitted. 

B. The applicant is advised that any works associated with the implementation 
of this permission (including the demolition of any existing buildings or 
structures) will constitute commencement of development. Further, all pre 
commencement conditions attached to this permission must be discharged, 
by way of a written approval in the form of an application to the Planning 
Authority, before any such works of demolition take place. 

 
C. 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. An 'assumption of liability form' 
must be completed and before development commences you must submit 
a 'CIL Commencement Notice form' to the council. You should note that 
any claims for relief, where they apply, must be submitted and determined 
prior to commencement of the development. Failure to follow the CIL 
payment process may result in penalties. More information on CIL is 
available at: - http://www.lewisham.gov.uk/myservices/planning/apply-
for-planning-permission/application-process/Pages/Community-
Infrastructure-Levy.aspx 

 
D. You are advised that all construction work should be undertaken in 

accordance with the "London Borough of Lewisham Code of Practice for 
Control of Pollution and Noise from Demolition and Construction Sites" 
available on the Lewisham web page. 

 
E. It is the responsibility of the owner to establish whether asbestos is present 

within their premises and they have a ‘duty of care’ to manage such 
asbestos.  The applicant is advised to refer to the Health and Safety 
website for relevant information and advice. 

 
F. The land contamination condition requirements apply to both whole site and 

phased developments. Where development is phased, no unit within a 
phase shall be occupied until a), b) and c) of the condition have been 
satisfied for that phase. 

 
Applicants are advised to read ‘Contaminated Land Guide for 
Developers’(London Borough’s Publication 2003), on the Lewisham web 
page, before complying with the above condition. All of the above must be 
conducted in accordance with DEFRA and the Environment Agency's (EA) - 
Model Procedures for the Management of Land Contamination.  

 

http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/application-process/Pages/Community-Infrastructure-Levy.aspx
http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/application-process/Pages/Community-Infrastructure-Levy.aspx
http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/application-process/Pages/Community-Infrastructure-Levy.aspx


 

 

Applicants should also be aware of their responsibilities under Part IIA of 
the Environmental Protection Act 1990 to ensure that human health, 
controlled waters and ecological systems are protected from significant 
harm arising from contaminated land. Guidance therefore relating to their 
activities on site, should be obtained primarily by reference to DEFRA and 
EA  publications  
 

G.  The applicant is advised that the implementation of the proposal will require 
approval by the Council of a Street naming & Numbering application.  
Application forms are available on the Council's web site. 

 
H.  Thames Water Comments: 

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

 
Water - Thames Water will aim to provide customers with a minimum 
pressure of 10m head (approx 1 bar) and a flow rate of 9 litres/minute at the 
point where it leaves Thames Waters pipes. The developer should take 
account of this minimum pressure in the design of the proposed 
development. 
 

I.     Pre-commencement conditions:   

The pre-commencement conditions imposed are to protect residents from 
contaminated soil, protect the amenity of neighbouring properties, the 
function of the surrounding highway network, and deliver high quality 
design. 


